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Ethical Decision Making and Conflicts of Interest 
A guiding checklist for Councillors, officers and community committees 
 
Oath or Affirmation of Office 
Councillors are reminded of the Oath or Affirmation taken of office, made under section 233A of 
the Local Government Act 1993 when elected. 
 
Ethical decision making 

• Is the decision or conduct legal? 

• Is it consistent with Government policy, Council’s objectives and Code of Conduct? 

• What will the outcome be for you, your colleagues, the Council, anyone else? 

• Does it raise a conflict of interest? 

• Do you stand to gain personally at public expense? 

• Can the decision be justified in terms of public interest? 

• Would it withstand public scrutiny? 

 
Conflict of interest 
A conflict of interest is a clash between private interest and public duty. There are two types of 
conflict: 

• Pecuniary – regulated by the Local Government Act 1993 and Office of Local 

Government 

• Non-pecuniary – regulated by Codes of Conduct and policy. ICAC, Ombudsman, Office of 

Local Government (advice only). If declaring a Non-Pecuniary Conflict of Interest, 

Councillors can choose to either disclose and vote, disclose and not vote or leave the 
Chamber. 

 
The test for conflict of interest 

• Is it likely I could be influenced by personal interest in carrying out my public duty? 

• Would a fair and reasonable person believe I could be so influenced? 

• Conflict of interest is closely tied to the layperson’s definition of ‘corruption’ – using 

public 

office for private gain. 

• Important to consider public perceptions of whether you have a conflict of interest. 

 
Identifying problems 
1st Do I have private interests affected by a matter I am officially involved in? 
2nd Is my official role one of influence or perceived influence over the matter? 
3rd Do my private interests conflict with my official role? 
 
Local Government Act 1993 and Model Code of Conduct 
For more detailed definitions refer to the Local Government Act 1993, Chapter 14 Honesty and 
Disclosure of Interest and Model Code of Conduct. 
 
Disclosure of pecuniary interests / non-pecuniary interests 
Under the provisions of Section 440AAA(3) of the Local Government Act 1993 (pecuniary 
interests) and the Model Code of Conduct it is necessary for you to disclose the nature of the 
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interest when making a disclosure of a pecuniary interest or a non-pecuniary conflict of interest 
at a 
meeting. 
 
A Declaration form should be completed and handed to the General Manager as soon as 
practible once the interest is identified. Declarations are made at Item 3 of the Agenda: 
Declarations - Pecuniary, Non-Pecuniary and Political Donation Disclosures, and prior to each 
Item being discussed: The Declaration Form can be downloaded at Disclosures and Declarations 
of Interest at Meetings. 
  

file://///prdfs01/V2UserRedirects$/mhoult/Desktop/Disclosure%20and%20Declarations%20of%20Interest%20Form%20%5bAugust%202017%5d(2).DOCX
file://///prdfs01/V2UserRedirects$/mhoult/Desktop/Disclosure%20and%20Declarations%20of%20Interest%20Form%20%5bAugust%202017%5d(2).DOCX
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Item: 5.1  Ref: AINT/2024/11902 

Title: Minutes of Previous Meeting held 27 March 2024  Container: 
ARC16/0001-8 

Responsible Officer General Manager  

Author: Melissa Hoult, Executive Officer      

Attachments: 1. Draft OCM Minutes - 27 March 2024        

 

RECOMMENDATION: 

That the Minutes of the Ordinary Council meeting held on 27 March 2024 be taken as read and 
accepted as a true record of the meeting. 
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Item: 7.1  Ref: AINT/2024/13083 

Title: Council Actions Report January 2022 - April 2024  Container: 
ARC16/0001-8 

Responsible Officer General Manager  

Author: Melissa Hoult, Executive Officer      

Attachments: 1. Action Items Report - 17 April 2024        

 

1. Purpose 

The purpose of this report is to inform Councillors on the work carried out by Council Officers to 
implement Council resolutions.  

2. OFFICERS’ RECOMMENDATION: 

That Council notes the report summarising the actions taken on the resolutions of Council. 

 

3. Background 

This is a standard monthly report. 

4. Discussion  

The resolutions outlined in the attachment have been previously adopted by Council. This report 
is designed to track progress on implementation from January 2022. Actions marked complete 
will be reported to Council once and then removed from subsequent reports. 

5. Implications 

5.1. Strategic and Policy Implications 

The strategic and policy impacts of each of the resolutions are varied and were outlined in the 
original reports to Council. 

5.2. Risk  

The risks of each of the resolutions are varied and were outlined in the original reports to 
Council. 

5.3. Sustainability  

The sustainability impacts of each of the resolutions are varied and were outlined in the original 
reports to Council. 

5.4. Financial  

The financial impacts of each of the resolutions are varied and were outlined in the original 
reports to Council. 

6. Consultation and Communication 

This report informs Councillors and the community and increases transparency.  

7. Conclusion 

The information is for noting only. 
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Item: 8.1  Ref: AINT/2024/14932 

Title: Cash and Investment Report 31 March 2024  Container: ARC17/1711 

Author: Ann Newsome, Chief Financial Officer      

Attachments: Nil      

 

1. Purpose 

Regulation 212 of the NSW Local Government (General) Regulations 2021 requires the 
responsible accounting officer of a council to provide the Council with a written report, setting 
out details of all money that the council has invested under section 625 of the Act, to be 
presented each month and must include in the report, a certificate as to whether or not the 
investment has been made in accordance with the Act, the Regulations and the Council’s 
investment policies.  

This Cash and Investment report provides details of cash and investments held by Council for 
the month to 31 March 2024, and certifies compliance with Council’s Investment Policy and the 
Local Government Act 1993 and Regulations. 

2. OFFICERS’ RECOMMENDATION: 

That Council note the Cash and Investment Report for March 2024. 

 

3. Background 

As at the date of the report, Council held $119,281,007 in investments and $12,657,275 in cash, 
giving a combined total of $131,938,282. 

Discussion  

Cash & Investment Balances Mar-24  Feb-24 Movement 

Cash at Bank    

NAB General Account -                       -    - 

NAB Cash At Call 11,258,688    13,541,875  (2,283,187) 

AMP Saver Account -               - - 

NAB Trust Fund 1,398,587      1,393,829  4,758 

Total Cash 12,657,275    14,935,704  (2,278,429) 

Investments    

NSW Treasury Corp (T-Corp) Investment 
Management (IM) Fund 

10,751,007 10,705,421 45,586 

Term Deposits 108,530,000  108,530,000 - 

Total Investments 119,281,007  119,235,421  45,586 

Total Cash & Investments 131,938,282  134,171,125 (2,232,843) 
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Summary of term deposit movements: 
 

Investments Redeemed   Investments Rolled 
 

Investment New 

Institution Amount $   Institution Amount $ 
 

Institution Amount 
$ 

     ING  10,000,000 
 

  

      
 

  

        

        

    Total 10,000,000 
 

  

 
Funds from term deposit maturities are held in the NAB Cash at Call account and pending 
cashflow requirements, are invested in further term deposit investments. New investments and 
maturities during the month are detailed above.  

Market expectations of future RBA rate rises appeared to have steadied, with a market 
expectation of a reduction in rates towards the end of the calendar year.  

Council continues to monitor investment markets and continues to take a conservative position 
holding cash reserves, along with reviewing longer term investment options to take advantage 
of higher returns. 

Investment Revenue Earned  

 Mar-24  Feb-24 Movement 

Interest Received – Bank Accounts    

NAB General Account 1 1,253 (1,251) 

NAB Cash At Call 46,083 54,178 (8,095) 

AMP Saver Account - - - 

NAB Trust Fund 4,758 4,911 (153) 

Interest Received on Bank Accounts 50,842 60,341 (9,499) 

Interest Received - Investments    

NSW Treasury Corp (T-Corp) Investment 
Management (IM) Fund 

42,292 51,183 (8,891) 

Term Deposits 472,575 524,856 (52,281) 

Interest Received - Investments 514,867 576,039 (61,172) 

Total Interest Received 565,709 636,380 (70,671) 

Interest Accrued this month 438,700 322,155 116,545 

 

 

Note 1: Council holds an investment in the NSW T-Corp IM Fund – Short Term Income Fund.  
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Investments are diversified across a range of institutions, with funds invested to ensure the 
portfolio is aligned with the Investment Policy. 

 

 

 

Certification: 
I, Ann Newsome, Chief Financial Officer, hereby certify that the above investments have been 
made in accordance with the Regulation (Section 212), the Local Government Act 1993 (the Act) 
(Section 625), and Council’s Investment Policy (the Policy). 
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Investment Yield 
 

 
 
 
 
 
 
 
4. Implications 

4.1. Strategic and Policy Implications 

All of Council’s investments for the period are in accordance with: 

• Council Investment Policy  

• Local Government Act 1993 – Section 625 

• Local Government Act 1993 – Order of the Minister dated 12 January 2011 

• The Local Government (General) Regulation 2021 – Reg 212 
 
The investment of surplus funds must remain in line with Council’s Investment Policy. This will 
ensure sufficient working capital is retained and restrictions are supported by cash and 
investments that are easily converted into cash. Cash management complies with the NSW Local 
Government (General) Regulation 2021. 

The Investment Policy relates to: 

• Council’s Community Plan 2022-2032 theme category of “Strong Region – Engagement and 
Responsibility” and related strategy of “Manage public resources responsibly and efficiently 
for the benefit of the community.”  

• Council’s Delivery Program 2022-2026 includes initiatives S2.3.2 “Maintain financial 
sustainability by meeting Performance Ratios and Fit for the Future Benchmarks, while 
ensuring sustainable cash reserves to support service levels and assets” and S2.3.5 
“Manage our assets responsibly to ensure greater lifespan and usability and to reduce 
financial burden”. 
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• Council’s Operational Plan 2022-23: Asset Management, Finance and Procurement, 
Governance, Strategy and Risk. 

 
4.2. Risk  

Council invests in Term Deposits, Cash and the NSW Treasury Corporation Short Term 
Investment Fund which is a managed fund product. Rates of return on these investments are 
generally higher than the Bank Bill Swap (BBSW) Index. However, there will be lag between 
these rates if the BBSW moves quickly either up or down. Movement up may show as the BBSW 
being high as older council investments are held at lower historic rates. Conversely as the BBSW 
drops councils longer term investments maybe locked into higher rates of returns giving council 
a return advantage. 

The recent history of increases in the official cash rate is detailed below: 

Date Rate Increase Cash rate target % 

March 2023 0.25% 3.60% 

April 2023 _ 3.60% 

May 2023 0.25% 3.85% 

June 2023 0.25% 4.10% 

July 2023 _ 4.10% 

August 2023 _ 4.10% 

September 2023 _ 4.10% 

October 2023 _ 4.10% 

November 2023 0.25% 4.35% 

December 2023 _ 4.35% 

February 2024 - 4.35% 

March 2024 _ 4.35% 

 

Council’s responsibility is to ensure working capital is retained and restrictions are supported by 
cash. 

Council considers effective risk management practices exist over its cash and investment 
holdings. 

4.3. Sustainability  

Council utilises an online Portfolio Platform to manage its investments and investment register. 
The number of investments has been rationalised allowing for more efficient internal 
investment management to be performed. Communication is performed by electronic means, 
resulting in efficiencies of processes and a reduction in the use of paper. 
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4.4. Financial  

 
Restricted & Unrestricted Funds 

As at 30 June 2023, total restricted and unrestricted funds were fully funded by cash and 
investments.  

Actual Position at 30 June 2023 (audited) 

$’000 General Water Sewer Total 

External Restrictions 30,368  30,347  29,303  90,018 

Internal Restrictions 34,154    34,154  

Total Restrictions 64,522  30,347 29,303  124,172  

Unrestricted 5,973    5,973  

Total Funds 70,495  30,347  29,303  130,145  

 
  

Budget Area: Financial Services 

Funding 
Source: 

General Fund (untied revenue) 

Water Fund (externally restricted) 

Sewer Fund (externally restricted) 

Budget Ref: 
(PN) 

Description 

Approved 
Budget 

(Revised) 

Actual Committed Proposed 
Total Forecast 

(Income)/ 
Expense 

Remaining 
Budget 

210815.1.1760. 

165.1670 

260005.3.2590. 

165.1660 

280010.2.3310. 

165.1650 

Interest Income 
on Investments 

$2,720,000 $4,053,553     

210815.1.1760. 

333.2430 
Subscriptions $48,300 $28,154 Nil Nil $48,300 $20,145 
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As at 31 March 2024, total restricted and unrestricted funds were fully funded by cash and 
investments.  

Calculated Position at 31 March 2024 (unaudited) 

$’000 General Water Sewer Total 

External 
Restrictions 

38,810 24,494  29,224 92,528 

Internal Restrictions 33,597    33,597 

Total Restrictions 72,407  24,494 29,224  126,125  

Unrestricted 5,813    5,813  

Total Funds 78,220  24,494  29,224  131,938 

 

 

5. Consultation and Communication 

An Investment Report is required to be tabled at the monthly Ordinary Meeting of Council. 
 

 
6. Conclusion  

The Cash and Investment Report provides an overview of cash and investments for the month 
and demonstrates compliance with Council policy. 
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Item: 9.1  Ref: AINT/2024/04085 

Title: New England Rail Trail  Container: ARC23/5955 

Responsible Officer Chief Officer Planning and Activation  

Author: Annabelle Walsh, Senior Property Specialist      

Attachments: 1. Regional Development Australia NERT Business Case   

2. Business Case Attachments  

3. NSW Public Works NERT Desktop Review   

4. NSW Public Works NERT Project Program   

5. NSW Public Works NERT Project Costs   

6. Sample Rail Trail Lease - 092023- (General Manager's Note: The 
report considers confidental terms of a draft Lease which is subject 
to confidentiality requestsed by Transport for NSW. and is deemed 
confidential under Section 10A(2)(d) of the Local Government Act 
1993, as it deals with commercial information of a confidential 
nature that would, if disclosed (i) prejudice the commercial position 
of the person who supplied it; or (ii) confer a commercial advantage 
on a competitor of the Council; or (iii) reveal a trade secret).  

7. Sample Licence for Minor Activities- (General Manager's Note: The 
report considers a draft Licence for Minor Works Activities which is 
confidential to Transport for NSW. and is deemed confidential under 
Section 10A(2)(d) of the Local Government Act 1993, as it deals with 
commercial information of a confidential nature that would, if 
disclosed (i) prejudice the commercial position of the person who 
supplied it; or (ii) confer a commercial advantage on a competitor of 
the Council; or (iii) reveal a trade secret).       

 

1. Purpose 

The purpose of this report is to provide Council with an update on the New England Rail Trail 
(NERT) and seek Council endorsement to commence the Armidale Railway Station to Dumaresq 
Trailhead section of NERT and to commit to delivering the full NERT subject to obtaining grant 
funding for construction and planning agreements for ongoing maintenance 

2. OFFICERS’ RECOMMENDATION: 

That Council:  

a. Commence the construction of the Armidale Railway Station to Dumaresq Trailhead 
section of the New England Rail Trail with the BSBR funding offer of $5,410,000. 

b. Commit to delivering the remainder of the New England Rail Trail subject to obtaining 
grant funding for construction and planning agreements for ongoing maintenance. 

c. Note the New England Rail Trail Business Case prepared by Regional Development 
Australia Northern Inland and its key findings. 

d. Note the New England Rail Trail Desktop Review by NSW Public Works and its key 
findings. 

e. Note the Project Program and Costs prepared by NSW Public Works.  
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f. Endorse NSW Public Works to appoint a Project Manager to manage the project from 
early-stage investigation through to handover.  

g. Support the site-specific Regulation under the Transport Administration (General) 
Regulation 2018 to authorise works to the train line.  

h. Delegate authority to the General Manager to sign all documents and deeds relative to 
the Licence for minor works activities to commence preliminary works for the New 
England Rail Trail.  

i. Delegate authority to the General Manager to sign all documents, deeds and plans 
relative to the 30 -year long term Lease for the New England Rail Trail.  

j. Delegate authority to the General Manager to sign all documents and deeds relevant to 
BSBR Grant funding received.  

3. Background 

The Great Northern Rail line between Armidale and Glen Innes covers a distance of 103kms. This 
section of line and beyond to Wallangarra at the Qld Border has been closed to trains for 35 
years. Recent estimates for returning a train service to the Qld Border vary widely from capital 
cost of $300M to $2.0B. Even with quite optimistic assumptions about passenger numbers and 
freight tonnages, it has been estimated that returning a train service produced a benefit-cost 
ratio of just 0.5, indicating that discounted costs outweighed the discounted benefits by two to 
one (Regional Development Australia NERT Business Case, Attachment 1 and 2). 

The overarching New England Rail Trail (NERT) proposal would see the 103km rail corridor 
between Armidale and Glen Innes remain in public hands but converted to a rail trail to boost 
local tourism. Armidale Regional (ARC) and Glen Innes Severn (GISC) Councils would assume 
responsibility for the rail trail including annual maintenance. 

The NERT from Armidale to Ben Lomond will attract 9,000 new day visits (a 2.6% increase) and 
11,400 new overnight stays (a 1.6% increase) to the region annually, as well as being used by 
around 22,400 local residents. This will generate more than $5.9M of new visitor expenditure 
each year. The additional expenditure leads to the creation of 41 new full-time equivalent jobs 
once flow-on effects are included (REMPLAN 2023) (Regional Development Australia NERT 
Business Case, Attachment 1 and 2). 

Based on recent analysis by NSW Public Works (PWA) (Attachment 3), Armidale to Ben Lomond 
stations, a distance of 68.8 kms, has an anticipated capital cost of $21.03M, with annual 
maintenance costs of around $102,000. 

In October 2021, ARC sought a total of $9,986,529 of funding to construct the entire NERT from 
the Ben Lomond Station to the Armidale Railway Station through the Black Summer Bushfire 
Recovery Program (BSBR). In response to the application, ARC received a funding offer of 
$5.41M for the 33.94km Ben Lomond Station to Black Mountain Station section. The funding 
was to be distributed over three financial years (21/22FY, 22/23FY and 23/24FY).  

The original BSBR funding is insufficient to complete the 33.94km Ben Lomond Station to Black 
Mountain Station section. ARC made an application to BSBR in November 2023 to apply the 
funding offer of $5.41M from Armidale working northbound based on recommendations in a 
report prepared for ARC by PWA (Attachment 3). The direct cost per kilometre, according to the 
Project costs (Armidale to Dumaresq Trailhead) prepared by PWA is approximately $260,385.53. 
The granted funds will cover preliminary minor works activities required as part of the due 
diligence process totalling approximately $1.6M and the balance will build approximately 
9.828kms of the trail.   
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Council is anticipating a determination in April 2024 on its November 2023 request to apply the 
funding offer of $5.41M from Armidale working northbound. All indications are that Council’s 
request will be approved and as such it is important that Council commence the program as 
soon as possible to meet the BSBR deadline of end March 2025. 

Completion of the Armidale Railway Station to D Dumaresq Trailhead section of NERT is 
estimated at 28 March 2025 following the Project Program. This will leave approximately 57 km 
of NERT to be completed to Ben Lomond Station. ARC has made the following Grant Funding 
Applications so that the work on the trail can progress further north:  

• Growing Regions Fund Application made for $1.8M was made on 15 January 2024 which 
will require Council to resolve to make a co contribution of $1.8M. Council is awaiting 
news of the outcome. If the grant application progresses this will be the subject of a 
separate report to Council. 

• Regional Precincts and Partnerships Grant – Stream 2 – This application was made for 
$21.1M and was lodged on 29 February 2024.  Council is waiting the news of the 
outcome. If the grant application progresses this will be the subject of a separate report 
to Council. 

Legislation 

Part of the delay in progressing NERT to date has been the enabling legislation. The General 

Regulation Authorising Rail Trails was passed 27 October 2023 and is now noted in the Transport 

Administration (General) Regulation 2018.    

The site-specific Regulation (required for the Armidale to Dumaresq Trailhead section) will be 
passed when Grant Funding for the project is approved and a Grant Funding Deed is entered.  
The site-specific Regulation will have a 20-week time frame to be made when grant funding is 
received.  

With the legislation in place and subject to a positive BSBR application it is now time for ARC to 
determine whether it intends to commit to delivering the first 10 km of NERT. 

4. Discussion  

After receipt of Council’s endorsement, Council will sign the grant funding Deed for the $5.41M. 
When the grant funding Deed is signed, the site-specific legislation authorising the work on the 
rail trail will proceed.  Whilst that legislation is in the process of being passed, Council will enter 
the Minor Works Licence Agreement.  A standard draft copy of this agreement is annexure (7) to 
this report. When the legislation is passed (approximately 20 weeks) the Minor Works License 
can be signed and procurement for the following works can take place:  

• A Survey Plan.  

• Review of Environmental Factors  

• Weed Management 

• Aboriginal Cultural Heritage Assessment.  

• A Statement of Heritage Impacts  

• A Biodiversity Assessment  

• A Preliminary Site Assessment for potential soil contamination 



Armidale Regional Council  
Ordinary Council Meeting 
Wednesday,  24 April 2024 Page 18 

 

• A Bio Security Report prepared by Local Land Services for Council.  

These works are authorised to be carried out under the Minor Works License.  

Upon receipt of all the above and their requisite determinations, design and construct 
procurement will take place, followed by the development of a master plan, concept design and 
detailed design.  

Community engagement, if required will take place after the design process, and adjoining 
landowners to the trail will be consulted.  The NSW Government may choose to undertake an 
additional independently facilitated community consultation session.  

Negotiations will also take place to enter into the 30-year Lease (Annexure (6)) which will grant 
Council security of tenure over the entire trail.  

Subsequently, the Armidale station to Dumaresq Trailhead NERT construction will take place. 
Included under this stage is:  

• Site Establishment and Pre-work Record. 

• Bridge procurement. 

• Bridge treatment works. 

• Removal of railway infrastructure. 

• Trail civil works including Road crossings. 

• Trailheads. 

• Fencing and stock crossings.  

• Signage and general rectifications. 

• Demobilisation from site  

• Project finalisation  

• Project completion.  

When the project is complete, it will then be brought into Council’s asset management plan 
when established and complete.  

5. Implications 

5.1. Strategic and Policy Implications 

NERT is identified in Councils adopted Delivery Program 2022-2026  

Connected Region 

• Seek funding for the New England Rail Trail from Ben Lomond to Armidale (C2.1.6)  

• Construct Rail Trail infrastructure from Ben Lomond to Armidale (C2.1.7) 

NERT is identified in Councils Draft Local Strategic Planning Statement (LSPS) Advancing our 
region: Toward 50,000.  

Transport for NSW (TfNSW) have stated that they have no plans to re-introduce trains north of 
Armidale. Consequently, the rail corridor between Armidale and Glen Innes represents a wasted 
public asset. 
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5.2. Risk  

a. Economic Risk  

NERT from Armidale to Ben Lomond will bring about approximately 41 full time 
equivalent jobs, 9000-day visits annually, 11,400 new overnight stays and $5.9M in 
visitor revenue, annually. With no realistic prospects of the rail line being returned to 
use for trains Council is forgoing a valuable injection of jobs and money to the local 
economy if it does not proceed. 

b. Social risk  

Socially, the communities in the Armidale Regional Council Local Government Area 
would benefit from the use of the trail. Therefore, the social risk of the overall project is 
low.  

c. Operational risk  

The project not running to the scheduled timeframe as set out in the Project Program 
attached to this report.  

d. Reputational risk  

NERT has been included in Council’s Delivery Program for some time. Council now has 
the opportunity to progress a small but important section of NERT with grand funding by 
government and maintenance costs contributed by a renewable energy proponent. 

e. Corporate risk 

Entering the License for minor works and the minor works raising a negative outcome 
not to proceed with the Rail Trail.  

f. Legislative and Regulatory risk  

The requirement to have site specific regulations passed for each part of the Rail Trail 
which grant funding is received.  

5.3. Sustainability  

NERT from Armidale to Ben Lomond will bring about approximately 41 full time equivalent jobs, 
9000-day visits annually, 11,400 new overnight stays and $5.9M in visitor revenue, annually. 
Maintenance costs of around $102,000 are estimated by PWA. 

For the Armidale to Dumaresq Trailhead section of NERT maintenance is estimated at 
approximately $15,000 annually. Council currently has an offer from a renewable energy 
proponent to contribute $20,000 (in 2023 dollars and adjusted annually for CPI) for 20 years 
from the commencement of construction for the upkeep and enhancement of NERT. 

5.4. Financial  

Budget 
Area: 

Planning and Activation  

Funding 
Source: 

Grant Funded: The Black Summer Bushfire Recovery Program (BSBR) 

Planning agreement: Armidale BESS 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

 Armidale to 
Dumaresq 
Trailhead 

5,410,000 29,631.98 - 5,410,000 5,410,000 - 

 Maintenance 20,000 - - 15,000 15,000 5,000 
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6. Consultation and Communication 

In the last 9 months, extensive external consultation has been made with Transport for NSW in 
relation to the preliminary works license application.  

NERT is identified in Councils adopted Delivery Program 2022-2026 and is identified in Councils 
Draft Local Strategic Planning Statement (LSPS) Advancing our region: Toward 50,000.  

The NSW Government may choose to undertake an additional independently facilitated 
community consultation session. 

 

7. Conclusion 

If Council is committed to delivering NERT this report recommends Council endorsement to 
commence the Armidale Railway Station to Dumaresq Trailhead section of NERT with the BSBR 
funding offer of $5.41M. 
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Item: 9.2  Ref: AINT/2024/04371 

Title: Plan of Management for Cemeteries  Container: ARC24/6707 

Responsible Officer Chief Officer Planning and Activation  

Author: Erin Grob, Project Officer – Property Management      

Attachments: 1. CEMETERY - PLAN OF MANAGEMENT - FINAL   

2. NATIVE TITLE ADVICE - CEMETERIES        

 

1. Purpose 

The Purpose of this report is to receive Council’s endorsement to submit the draft Plan of 
Management for Cemeteries and surrounding lands to the Department of Crown Lands for 
approval and endorsement.  

2. OFFICERS’ RECOMMENDATION: 

That Council: 

a. Receive a copy of the draft Plan of Management – Cemeteries, Crematoria and 
Surrounding Lands (draft PoM)  

b. Refer the said draft PoM to the Minister administering the Crown Land Management Act 
2016 (CLM Act) for endorsement.  

c. Confirm that Native Title advice pursuant to the Native Title Act 1993 (NT Act) has been 
obtained for the Land subject of the draft PoM;  

d. Delegate authority to the General Manager to attend to any required amendments of 
draft PoM and place it on public exhibition pursuant to Section 38 of the Local 
Government Act 1993 (LG Act) subsequent to feedback from the Minister administering 
the Crown Land Management Act 2016.   

e. Give public notice (public exhibition) of the draft PoM in accordance with Section 38 of the 
LG Act and.  

f. Receive a further Council Report at the conclusion of the public exhibition period and 
public notice period to consider any submissions received and if no submissions are 
received, endorse the adoption the final PoM for the Land subject of the draft PoM.  

3. Background 

Pursuant to Section 36 of the Local Government Act 1993 (LG Act) Council-owned land and 
managed by Council, classified as Community Land must be subject to a Plan of Management 
(PoM).  

The Armidale Regional Council (ARC) Draft Plan of Management – Cemeteries, Crematoria and 
Surrounding Lands (draft PoM) has been developed to provide the necessary guidelines and 
framework for which Cemeteries, Crematoria and Surrounding Lands within the Armidale 
Regional Local Government Area will be managed and activities conducted on the Lands.  

The draft PoM is appended as Attachment 1.  
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4. Discussion  

In July 2018 the Crown Land Management Act 2016 (CLM Act) was enacted requiring the 
Catagorsation of Crown Land controlled by Councils into “Community Land”.  

As such, all Crown Reserves classified as Community Land are required to be Categorised and 
managed by a PoM in accordance with the CLM Act and LG Act.   

Community Land must be utilised, managed and maintained in accordance with the PoM 
applying to the Land and any law permitting the use of the Land for a specific purpose or 
otherwise regulating the use of the Land.  

It is recommended that every PoM be reviewed every 5 years.  

The ARC Plan of Management – Cemeteries, Crematoria and Surrounding Lands includes lands 
that are Crown reserves managed by and devolved to Council and lands that are owned by 
Council.  

All PoM’s for Crown Reserves must be compliant with the statutory requirements of the Native 
Title Act 1993 (NTA) prescribed by both the CLM Act and the LG Act. The Department of 
Planning Industry and Environment – Crown Land will not process a draft PoM unless Council 
attests that it has considered Native Title Manager advice.  

Written Native Title advice has been obtained indicating that the PoM complies with applicable 
provisions of the NTA. Council’s Native Title Manager’s advice is appended as attachment B to 
this Report.  

Since the inception of the CLM Act, Council has not adopted a PoM for any Council managed 
Crown lands or Council owned lands.   

The following approximate timeline is applicable for the adoption of a PoM.  

1. Preparation of draft Plan of Management and 
provision to Council and endorsement by 
Council to send to the Minister.  

1-4 Weeks   

2. Endorsement by the Minister – PoM less than 
30 Reserves  

Within 80 days  

3. Public Exhibition of draft Plan of Management Minimum 42 days  

4. Finalisation of Plan of Management 1 Month from Council 
adoption  

 

5. Implications 

5.1 Strategic and Policy Implications 

This recommendation is outlined in Council’s Delivery Program as follows:  

F1.1 Promote and support biodiversity protection and management - Maintain and Implement 
Council’s Crown Land Plans of Management (F1.1.3) 

5.2 Risk  

Council is required under legislation to have PoM’s adopted for all Council owned land and land 
managed by Council on behalf of the Crown. Adoption of the PoM ensures compliance with 
Council’s legislative obligations and provides guidance to council’s staff, stakeholders and the 
community generally when using the land.  
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5.3 Sustainability  

With a PoM endorsed for Community Lands which Council owns and manages, Council will be 
able to effectively manage the lands, and the Plan of Management will provide guidance to 
Council and the community as to what can be conducted on the land and whether that land can 
be leased. It will also dictate what activities can be carried out on that land.  

Crown Lands managed by Council with a current PoM adopted will not require the Crown’s 
consent to lease or license in some cases (depending on the lease purpose and tenure type), 
saving time and increasing efficiency when working with the community who use the land.  

This PoM will provide strategic direction for Council managed Crown land and is consistent with 
Council’s responsibilities under the LGA and the CLM Act. The plan identifies the permissible 
uses and development for the lands (in this case, cemeteries, and crematoria). Council may not 
undertake any activities, uses or developments which are not provided for in this PoM. 

5.4 Financial  
Council received funding from the NSW Government through the Plans of Management Funding 
Support Program of $35,098.66 to develop compliant PoM’s under the LG Act for all Council 
managed Crown reserves. Evidence of adopted PoM’s needs to be provided by 30 June 2024. If 
Council does not provide evidence PoM’s have been adopted, then it could risk return of the 
granted monies.   

 

6. Consultation and Communication 

Council is required to resolve to refer the draft PoM to the Minister administering the CLM Act 
for review. On approval of the Minister, the plan will be placed on public exhibition for a period 
of 28 days, allowing not less than 42 days after the date on which the draft plan is placed on 
exhibition, to receive submissions.  

A public hearing is to be conducted and all submissions received during the exhibition period 
and the public hearing are to be considered by Council thereafter. Council may then amend the 
draft PoM, if applicable, or adopt it without amendment.  

If significant amendments are made to the draft plan, it must be further publicly exhibited. If 
proposed changes are not substantial the draft PoM may be adopted without further public 
exhibition. 

7. Conclusion 

This report is seeking Councils endorsement to forward the Draft PoM to the Minister 
administering the CLM Act for approval. Upon receipt of the approved PoM from the Minister 
administering the CLM Act, the PoM will then be placed on public exhibition.   

Once exhibition of the draft PoM is finished, a further report will be presented to Council for 
consideration if any submissions are received.  

If no submissions are received it is recommended that Council proceed to endorse and adopt 
the Plan of Management.  
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Item: 9.3  Ref: AINT/2024/06701 

Title: Minister for Emergency Services (Fire and Rescue NSW) Lease from 
Armidale Traffic Education Centre Reserve Trust (Reserve Number 
1002960, the affairs of which are managed by Armidale Regional 
Council - Property: 2-16 Mann Street, Armidale   Container: 
ARC16/1010 

Responsible Officer Chief Officer Planning and Activation  

Author: Annabelle Walsh, Senior Property Specialist      

Attachments: 1. Lease - 2023-2028- (General Manager's Note: The report considers 
leasing of Crown Land and information of a Confidential Nature. 
and is deemed confidential under Section 10A(2)(d) of the Local 
Government Act 1993, as it deals with commercial information of a 
confidential nature that would, if disclosed (i) prejudice the 
commercial position of the person who supplied it; or (ii) confer a 
commercial advantage on a competitor of the Council; or (iii) reveal 
a trade secret).   

2. Lease 2028-2033- (General Manager's Note: The report considers 
leasing of Crown Land and information of a Commercial Nature. and 
is deemed confidential under Section 10A(2)(d) of the Local 
Government Act 1993, as it deals with commercial information of a 
confidential nature that would, if disclosed (i) prejudice the 
commercial position of the person who supplied it; or (ii) confer a 
commercial advantage on a competitor of the Council; or (iii) reveal 
a trade secret).   

3. Letter from Dept of Crown Lands - Consent not required.- (General 
Manager's Note: The report considers a letter from the Department 
of Crown Lands regarding Ministers consent not required for the 
Lease. and is deemed confidential under Section 10A(2)(c) of the 
Local Government Act 1993, as it deals with commercial 
information of a confidential nature which, if disclosed, confers a 
commercial advantage on a person with whom the Council is 
conducting (or proposes to conduct) business).        

 

1. Purpose 

The purpose of this report is to receive Council’s endorsement to enter into a Lease for the 
subject property to Fire Rescue NSW on behalf of the Armidale Traffic Education Centre Reserve 
Trust, affairs of which are managed by Armidale Regional Council.  

 

2. OFFICERS’ RECOMMENDATION: 

That Council:  

a. Approve the Lease(s) annexed to this report.  

b. Delegate authority to the General Manager to negotiate any minor amendments to the 
terms of Lease(s) and to sign all documents and take any other action necessary to give 
effect to Lease(s). 
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3. Background 

On 1 June 1998, Armidale Dumaresq Council entered into a Lease with Fire Rescue NSW for the 
Lease of the Fire Training Centre.  It expired on 31 May 2023.  The lessee has been holding over 
under the provisions of the prior lease since that time. Negotiations have been ongoing for Fire 
Rescue NSW to enter into a lease given the previous Lease has expired.  The Lease term will be 
for another 10 years, and the details of the Lease will be elaborated at the Discussion.  

 

4. Discussion  

The proposed Lease is for two four year and 364-day terms to enable the Lease to be registered 
on title is a requirement from the NSW Land Registry Service. The Lease is to commence on 1 
June 2023 and expires 30 May 2028 (Attachment 1) and a successive Lease from 31 May 2028 to 
29 May 2033 (Attachment 2).   

Both Leases dictate that part of lots 1 in DP 1068131 and Lot 2 in DP 1068131 is leased to 
FRNSW. The Plan annexed to the Lease dictates the area of which is leased to FRNSW which is 
essentially inside the Driver Training Track as it is separately licensed on a casual basis to FR 
NSW and other community groups as required. 

The rental sum from commencement of the lease until the first anniversary is $10,000.00 plus 
GST, payable monthly in advance and that figure is to increase annually by Consumer Price 
Index.  

This Lease, if approved by Council, will see FR NSW commit to a 10-year term encouraging use of 
the land situated at 2-16 Mann Street which is currently affected by Pfas contamination.  

Given that the use of the Land has not changed from the previous Lease, consent from the 
Minister administering the Crown Land Management Act 2016 is not required. Team Leader 
from Armidale Crown Lands Office has confirmed this advice in writing, and it is annexed to this 
report (Attachment 3).  

 

5. Implications 

5.1. Strategic and Policy Implications 

This report is consistent with Council’s Delivery Program as follows:  

L1.1 Provide appropriate, planned, and maintained community facilities that allow people to 
meet, congregate and learn and for Activation and Precincts to: 

• Regularly review Council’s property portfolio for functionality and seek opportunities for 
development or divestment (L1.1.2) 

This report recommends that Land that Council manages on behalf of the minister is leased 
appropriately for a long-term benefit to the community.  

5.2. Risk  

Securing and finalising the Lease to Fire Rescue NSW ensures that Council’s reputational risk and 
corporate risk is protected with FR NSW remaining on site to complete and comply with its Pfas 
remediation plan.  It also reduces further Pfas contamination to other areas, whilst encouraging 
Fire Rescue Training within the Armidale Local Government Area which mitigates social risk of 
having no members of the community trained to adequately fight fire.  
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5.3. Sustainability  

From an environmental sustainability perspective, it was important for Council to secure FR 
NSW as a tenant as they are carrying out Pfas remediation at the subject land.  

From a community perspective, so that the fire training centre remained in existence in 
Armidale for another decade as it encourages jobs and growth and attraction to the Armidale 
Local Government Area.  

Finally, to have these services so close for our smaller fire services to consult to is important to 
maintaining the risk in bushfire season.   

5.4. Financial  

Armidale Regional Council will receive $10,000.00 plus GST per annum, in rental monies, 
increased by CPI annually.  FR NSW will also maintain the leased area and be financially 
responsible for 100% of the outgoings for the Leased area, as noted in the Lease.  The forecast 
income from the lease term is as follows, noting the assumption that CPI doesn’t fall below 3%.  

Year Rental Figure plus GST 

1 $10,000.00  

2 $10,104.56 

3 $10,407.69 

4 $10,714.92 

5 $11,041.52 

6 $11,372.77 

7 $11,713.95 

8 $12,065.37 

9 $12,427.33 

10 $12,800.15 

 

Total rental monies of $112,648.26 Plus GST (approximately) for the entire term of the Lease.  

No Valuation was carried out for negotiations of the rental sum and the rental sum was arrived 
at based on the current market and the previous Lease.  

 

6. Consultation and Communication 

Advice was sought from New England Surveying as to the Lease area and sketch plan required 
for annexure to the Lease. An easement is required to be registered if the Lease term exceeded 
5 years. The cost in doing so would outweigh the result, hence the abovementioned two part 
Lease term. 

Council’s Solicitor as to the terms of the Lease and he was instructed to draft the Lease.  
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7. Conclusion 

This report recommends for Council to endorse the Lease annexed to this report for execution 
by the General Manager.  
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Item: 9.4  Ref: AINT/2024/12107 

Title: Planning Agreement for Armidale Battery Energy Storage System 
 Container: ARC21/4758 

Author: Daniel Boyce, Chief Officer Planning and Activation      

Attachments: 1. General Terms Letter of Offer Armidale BESS        

 

1. Purpose 

The purpose of this report is to provide Council with the general terms of a proposed Planning 
Agreement received from the proponent of a 150 MW battery energy storage facility with 
associated infrastructure located at 89 Eathorpe Rd, Armidale (State Significant Development 
Application Number SSD-23515853). 

Council can either accept or reject the general terms of a proposed Planning Agreement. If 
Council chooses to reject the offer, then it should determine an offer that it would accept if it 
were made. 

2. OFFICERS’ RECOMMENDATION: 

That Council accept the following general terms of the Planning Agreement proposed by the 
proponent in relation to the Armidale Battery Energy Storage System (SSD-23515853)  

a. A lump sum payment of $1,275,000 (in 2023 dollars and adjusted annually for CPI) on 
commencement of construction. 

b. Annual payment of $425 (in 2023 dollars and adjusted annually for CPI) per MW 
capacity for 20 years from commencement of construction. 

c. Annual payment of $850 (in 2023 dollars and adjusted annually for CPI) per MW of 
capacity from the 21st and subsequent years after the commencement of construction 
for the development's operational life. 

d. Annual contribution to the upkeep and enhancement of the New England Rail Trail of 
$20,000 (in 2023 dollars and adjusted annually for CPI) for 20 years from the 
commencement of construction. 

3. Background 

The proposed Armidale Battery Energy Storage System (BESS) will have a capacity of up to 150 
megawatts (MW) or 300 megawatt hours (Figure 1). 

State significant development (SSD) have to go through a comprehensive assessment process.  
The main steps in this process are outlined below: 

• Request (SEARs) 

• Prepare EIS 

• Exhibit DA 

• Respond to submissions 

• Assess DA 

• Determine DA 

The Independent Planning Commission is the consent authority for a development application 
(DA) for SSD if any of the following apply and the applicant is not a public authority: 
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• the local council has made a submission objecting to the application, 

• the department has received 50 or more public objections in response to the exhibition 
of the application (petitions and submissions that contain substantially the same text 
count as one objection), or 

• the applicant has made a reportable political donation. 

The Minister for Planning is the consent authority for all other DAs for SSD. The Minister has 
delegated power for certain decisions to senior officers of the department. 

 

Figure 1 Armidale BESS 

As Council is not the consent authority this removes a perceived conflict that exists in many 
planning agreement negotiations where Council is also required to determine whether to 
support a DA or planning proposal as well as whether to accept an offer to enter into a planning 
agreement. 

The acceptability test for planning agreements requires that they: 

• Are directed towards legitimate planning purposes, which can be identified in the 
statutory planning controls and other adopted planning strategies and policies applying 
to development. 

• Provide for the delivery of infrastructure or public benefits not wholly unrelated to the 
development. 

• Produce outcomes that meet the general values and expectations of the public and 
protect the overall public interest. 

• Provide for a reasonable means of achieving the desired outcomes and securing the 
benefits. 

• Protect the community against adverse planning decisions. 
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4. Discussion  

Council’s Updated Renewable Energy Community Benefit Framework specifies the following 
minimum community benefit threshold: 

• $850 per megawatt per annum for solar energy development for the life of the 
development (including future modified or recommissioned projects). 

• $1050 per megawatt per annum for wind energy development for the life of the 
development (including future modified or recommissioned projects). 

• $850 per megawatt of capacity per annum for energy storage developments (including 
pumped hydro). 

Note: Amounts above are in 2023 dollars and will be adjusted annually for CPI. 

The previous adopted Renewable Energy Community Benefit Framework specified 1.5% of 
capital value of the development as the minimum community benefit threshold. 

The total capital investment value of the Armidale BESS is approximately $209.2 million. 

The general terms of the Planning Agreement proposed for the Armidale BESS are: 

Armidale BESS 150 MW Amount ($) 

A lump sum payment of $1,275,000 (in 2023 dollars and adjusted annually 
for CPI) on commencement of construction. 

1,275,000 

Annual payment of $425 (in 2023 dollars and adjusted annually for CPI) 
per MW capacity ($63,750) for 20 years from commencement of 
construction. 

1,275,000 

Annual payment of $850 (in 2023 dollars and adjusted annually for CPI) 
per MW of capacity from the 21st and subsequent years after the 
commencement of construction for the development's operational life. 

637,500  

(Assume 5 years 
min.) 

Annual contribution to the upkeep and enhancement of the New England 
Rail Trail of $20,000 (in 2023 dollars and adjusted annually for CPI) for 20 
years from the commencement of construction. 

400,000 

VPA Offer 3,587,500 

Capital Investment Value (CIV) $209.2m 1.72% CIV 

 

As a guide for Council, the Clean Energy Council (CEC) suggests that for large-scale solar projects, 
the contribution range has been $130-$800 per MW (AC) per year over 10 to 25 years, with the 
higher amounts being deployed across shorter timelines.  

Table 1 Clean Energy Council Guidelines for benefit sharing  

Armidale BESS 150 MW 

Contribution/MW ($) Contribution/Year ($) Contribution/10yrs($) Contribution/25yrs($) 

130 (CEC Low) 19,500 195,000 487,500 

200 30,000 300,000 750,000 

400 60,000 600,000 1,500,000 
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500 75,000 750,000 1,875,000 

600 90,000 900,000 2,250,000 

700 105,000 1,050,000 2,625,000 

800 (CEC High) 120,000 1,200,000 3,000,000 

 

5. Implications 

5.1. Strategic and Policy Implications 

T1.1 Attract new job creating investment to the region 

Leverage our status as a Renewable Energy Zone to attract new engine room industries and 
negotiate community benefit sharing arrangements that deliver a long-term dividend for the 
region (T1.1.4) 

If adopted the Updated Framework will provide Council with a basis for negotiating and 
managing community benefit funds associated with renewable energy projects. 

5.2. Risk  

Financial Risk: Should Council and the proponent not be able to agree on the terms of the 
Planning Agreement, based on a review of the other SSD projects it is unlikely that DPE will 
include a condition requiring the payment of a 1% contribution under Councils Section 7.12 
Contribution Plan.  

This would result in the community not receiving any payment from the Proponent for the 
development. 

Reputational Risk: There is some potential reputational risk, should Council not agree to the 
Planning Agreement and DPE not levying the 1% contribution.  As this would result in the 
development not making any monetary contribution to the local community.  

Operational and Governance Risk: The process of Planning Agreement is governed by the 
Environmental Planning and Assessment Act and Regulations and requires community 
consultation prior to Council entering into the agreement. The purpose of this report is for 
Council to agree the general terms of the planning agreement prior to the determination of the 
development by the NSW Government. 

5.3. Sustainability  

Entering into a Planning Agreement may provide funding for community projects. 

5.4. Financial  

 

 

Budget 
Area: 

Planning and Activation  

Funding 
Source: 

N/A 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

N/A N/A N/A N/A N/A N/A N/A N/A 
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6. Consultation and Communication 

Should Council resolve to agree to the general terms of the Planning Agreement DPE will place a 
condition on the final determination requiring the proponent to enter into the Planning 
Agreement with Council. 

Once the DA is determined the Planning Agreement will be drafted and will be the subject of a 
future Council report for endorsement to proceed to public exhibition in accordance with 
statutory period of not less than 28 days. 

 

7. Conclusion 

Council has received general terms of a proposed Planning Agreement from the proponent of 
the Armidale BESS, which is State Significant Development. 

The general terms offered for the Armidale BESS compare favourably to the CEC guidance and 
other projects. It is recommended that Council agree to the general terms offered. 
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Item: 9.5  Ref: AINT/2024/12134 

Title: New England Future Fund - Armidale Region Container: ARC17/1709-
7 

Author: Daniel Boyce, Chief Officer Planning and Activation      

Attachments: Nil      

 

1. Purpose 

The purpose of this report is for Council to receive a further update and endorse further detail 
on the structure of the New England Future Fund – Armidale Region (NEFF Armidale). 

2. OFFICERS’ RECOMMENDATION: 

That Council: 

a. Endorse the establishment of the New England Future Fund with contributions from 
voluntary planning agreements. 

b. Endorse the capital from voluntary planning agreements being invested in accordance 
with the Local Government Act 1993 and being retained, with the proceeds of 
investment allocated to public purposes in accordance with the planning agreements. 

c. Endorse the establishment of a Board of Guardians as a delegate of Council to make 
investment decisions in accordance with the current approved investments order and 
makes decisions regarding allocation of the the proceeds of investment. 

d. Endorse the establishment of a Community Benefit Panel as a delegate of Council to 
makes decisions on which community benefit initiatives to support with proceeds 
allocated to the Panel by Board. 

e. Hold a workshop with Councillors to determine composition, the process for 
appointment, the terms of reference, functions, procedures, and meeting procedures 
for the Board of Guardians and the Community Benefit Panel. 

 

3. Background 

At the September 2023 Ordinary Council Meeting (OCM), Council resolved (123/23) to endorse 
in principle, the concept of a Future Fund governed by a Board of Guardians (Board) and a 
Community Benefit Panel (Community Panel) to be established to manage, invest and distribute 
contributions from renewable energy planning agreements. 

The establishment of the NEFF Armidale seeks to deliver a key objective of Council’s Renewable 
Energy Community Benefit Framework to ensure that the benefits of renewable energy 
development will be equitably distributed within the community and inter-generationally. 

 

4. Discussion  

NEFF Armidale can be established for contributions from voluntary planning agreements (VPA), 
and the proceeds of investment, which must be in accordance with the Local Government Act 
1993 (LG Act), can be allocated to public purposes, with the capital being retained. 
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Council can delegate investment decisions and decisions as to the allocation of VPA 
Contributions within the constraints of the ‘public purpose’ for which the contributions were 
made. 

Council cannot divest the decision regarding allocation of VPA Contributions to a separate entity 
which is not a delegate of Council. 

Ministerial approval will be required either for investment of the VPA Contributions if that is not 
in accordance with the current Ministerial order regarding approved investments, or if Council is 
to form or participate in the formation of a new entity. Formation of a new entity is only likely 
to be approved by the Minister if existing mechanisms in the LG Act cannot meet Council’s 
objectives. 

The most straightforward structure under the LG Act is to establish the Board and a Community 
Panel as committees which act as Council’s delegate. 

Board of Guardians 

The Board will be delegated authority to make investment decisions in accordance with the 
current approved investments order and makes decisions as delegate of Council regarding 
allocation of the income of NEFF Armidale. 

If Council resolves to create the Board it will need to resolve who is to sit on the Board, the 
process for appointment, the role of the Board, functions, procedures, and meeting procedures.  

The role of the Board will be covered in a Terms of Reference, however, broadly speaking it is 
envisaged that the Board will fulfil two main functions: 

1) Treasury: 

• Determine: 

o Investment of the principal – income from VPA’s (in accordance with the 
current Ministerial order regarding approved investments) 

o Retained earnings (if appropriate) 

• Investment strategy – choice and timing 

2) Annual distribution: 

• Determine: 

o Proportion to ARC dedicated reserve to spend on amenities (not into general 

fund) 

o Proportion to Community Panel to determine distribution. 

o Option not to make a distribution. 

A prospective composition of the Board to consider is: 

• External Chair 

• Independent members x 2 

• Mayor 

• General Manager 
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Community Benefit Panel 

The Community Panel will be delegated authority to makes decisions as delegate of Council 
regarding allocation of a proportion of the annual distribution NEFF Armidale allocated to 
Community Panel by the Board. 

A prospective composition of the Community Panel to consider is: 

• One representative from the impacted area of each renewable energy project that 
contributes via VPA to the Fund 

• Representatives from the wider ARC community. 

• ARC Staff (non-voting) 

It is proposed that Councillors will be involved in a workshop to finalise the preferred model for 
the Board and Community Panel. A further report will then be presented to Council for 
endorsement to place on public exhibition. 

 

5. Implications 

5.1. Strategic and Policy Implications 

T1.1 Attract new job creating investment to the region. 

Leverage our status as a Renewable Energy Zone to attract new engine room industries and 
negotiate community benefit sharing arrangements that deliver a long-term dividend for the 
region (T1.1.4) 

The NEFF concept aligns with the above strategic direction set by Council as part of the new 
Delivery Program. 

5.2. Risk  

Reputational Risk: There is some potential reputational risk, should Council not ensure 
appropriate transparency around the management and allocation of funds from PAs. This report 
proposes to take a further step towards establishing a Future Fund. Ultimately the governance 
arrangements around the Future Fund will need to be robust and is likely to follow similar 
formats and procedures established around Council’s Audit Risk and Advisory Committee.  

Operational and Governance Risk: The process of Planning Agreement is governed by the 
Environmental Planning and Assessment Act and Regulations and requires community 
consultation prior to Council entering into the agreement. Therefore, there will be individual 
scrutiny applied to the specific PAs that are proposed to be entered into. 

5.3. Sustainability  

No sustainability implications have been identified. 
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5.4. Financial  

 

6. Consultation and Communication 

Once Council has determined a preferred model and drafted the appropriate governance 
arrangements including who is to sit on the Board and Community Panel, the process for 
appointment, the role of the Board, functions, procedures, and meeting procedures the package 
will be publicly exhibited for 28 days. 

 

7. Conclusion 

Council has a once in a generation opportunity to ensure that the community benefit from the 
transition to renewable energy. It is likely that Council will finalise the terms of multiple planning 
agreements of the coming 1 to 2 years and it is therefore important that Council finalises the 
Future Fund concept if that is the preferred model. 

  

Budget 
Area: 

Planning and Activation 

Funding 
Source: 

Nil  

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

Nil Nil Nil Nil Nil Nil Nil Nil 
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Item: 9.6  Ref: AINT/2024/12603 

Title: Outcome of Public Exhibition and Adoption of Draft Local Strategic 
Planning Statement (LSPS) 2024  Container: ARC24/6623 

Responsible Officer Chief Officer Planning and Activation  

Author: John Goodall, Manager Land Use Planning      

Attachments: 1. Summary of LSPS Public and Internal Submissions - for Council 
Report with personal information redacted  

2. Summary of LSPS - Agency Submissions  

3. State Agencies Submissions - Draft LSPS   

4. Summary of changes to the Draft LSPS post Exhibition  

5. Draft LSPS for Adoption - Final Version 12       

 

1. Purpose 

The purpose of this report is to provide Council with a summary of public, internal and NSW 
agency submissions received during the public exhibition period of the Draft Local Strategic 
Planning Statement (LSPS) and provide recommendations where relevant for any amendments 
to be made to the Draft LSPS prior to seeking Council’s resolution for its adoption. 

2. OFFICERS’ RECOMMENDATION: 

That Council: 

a. Receive and note the submissions contained in the report on the Draft Local Strategic 
Planning Statement; 

b. Adopt the Draft Local Strategic Planning Statement in Attachment 5; 

c. Delegate authority to the General Manager to make any minor amendments to Draft 
Local Strategic Planning Statement; 

d. Forward a copy to the Department of Planning, Housing and Infrastructure. 

3. Background 

At the December 2023 Ordinary Council Meeting (OCM), Council resolved to endorse the Draft 
LSPS for public exhibition and referral to relevant state agencies (171/23). 

The Draft LSPS has effectively been in the public domain since the December 2023 OCM, 
although the formal public exhibition for 42 days commenced from 6 February 2024 until 19 
March 2024. 

The Draft LSPS was forwarded to Department of Planning, Housing and Infrastructure (DPHI) 
and relevant state agencies on 8 February 2024 and was also emailed directly to key local 
industry and community stakeholders, on 9 February and 13 February 2024, respectively. 

During the exhibition period Council undertook community engagement which included, village 
and town meetings, Armidale and Guyra markets, public drop-in sessions at both the Armidale 
and Guyra Offices to discuss the Draft LSPS directly with a strategic planner, social media, online 
surveys and Council’s ‘Your Say’ page. 

Following public requests received during the community consultation period, Council extended 
the public exhibition period of the Draft LSPS until 31 March 2024.        
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At the close of the exhibition period on 31 March 2024, the Draft LSPS had been publicly 
exhibited for a period of 55 days, satisfying the minimum legislative required period of 28 days 
and has effectively been in the public domain since the December 2023 OCM. 

During the submission period, Council received:  

- 101 written public submissions; 

- 2 internal submissions; 

- 5 State agency submissions  

The Draft LSPS, FAQs and supporting information and survey were provided on Councils ‘Your 
Say’ page. Across the exhibition period, the project page received a total of 2,800 visits, with a 
maximum of 133 visits per day. The draft LSPS document was downloaded 1,430 times.   

A 25-question survey was provided, which was completed by 129 respondents.  

• 73% of respondents agreed that Council needs to take a leading role in ensuring there is 
an adequate supply of residential and employment zoned land;  

• 78% of respondents see the regions high ‘quality of life’ as being a sought-after product 
that will attract people and businesses to the region; 

• 48% of respondents supported the aspirational targets for jobs and housing set in the 
LSPS, while 31.7% were neutral and 44.4% disagreed. 52% of respondents agreed with 
the vision objectives of the LSPS;   

• 37.7% of respondents agreed, 30.3% unsure, that the established industries of extensive 
agriculture and educations are not capable of driving growth in the future; 

• 69.8% of respondents are aware that the renewable energy zone and controlled 
environmental horticulture are engine room industries highly suited to the region. 
However, only 33.6% of respondents agreed that these would be the engine room 
industries to drive growth in the region; 

• Our unique cool climate environment, our natural environment and abundant 
wilderness areas came out as the top 2 characteristics of the region cherished, with our 
green neighbourhood and tree lined streets and our education and agricultural sectors 
closely behind;  

• Our transport connections (road, rail, airport), our natural environment and abundant 
wilderness areas and our unique cool climate environment were identified as the top 3 
characteristics of the region that will attract investment and population growth in the 
next 20 years;  

• The top 3 challenges to the region’s growth were identified as being our declining 
shopping and retail opportunities, our lack of essential services and the lack of 
investment by other levels of government.  

4. Discussion  

Council has noted and considered all written public submissions received and have assessed if 
any amendments are required to be made to the Draft LSPS or can reasonably be made with 
available resources.   

A number of grammatical adjustments have been made in the LSPS to correct minor errors and 
in some instances improve alignment throughout the document with other Council strategies. 
These minor amendments have not changed the overall focus and intent of the Draft LSPS and 
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its Planning Priorities from those previously presented to Council and as such have not been 
individually identified.  

Apart from the State agency submissions received, that require some adjustments to better 
align the LSPS with regional strategies and plans, any additional amendments recommended to 
the LSPS following the public submission period having been considered to align with Council’s 
aspirations for growth for the region and community sentiment identified within the ‘Advancing 
Our Region Community Plan 2022-2032’.     

The following amendments to the Draft LSPS are recommended following consideration of 
public submissions: 

- Foster agri-tech innovation recommended as a new action under A3.2; 

- Promote agri-tourism opportunities recommended as a new action under A3.2 

- Collaborate with research institutes to promote biomedical development within the 

region recommended as a new action under B2.2. 

- Encourage the development of recycling and green industries recommended as a new 

action under A2.1.  

- Develop health and wellbeing industries recommended as a new action under B2.2 

- Investment in eco-tourism and outdoor recreation and adventure activities promoting 
sustainable tourism covered under Action A6.1.  

- Historic train experiences south of Armidale recommended as a new action under A6.1. 

- Opportunities for additional tourist trails recommended as a new action under A6.4.  

- Additional tourism opportunities for towns and villages along the rail trail recommended 

as amended wording under action A6.7. 

- Explore opportunities for locally produced materials for the REZ and CEH recommended 

as a new action under A2.2. 

- Recommend updating Figure 4 to include distances to Sydney and Brisbane. 

- Recommend that section 1.5 be amended to clarify that woodsmoke and air quality 

concerns are largely related around the Armidale City area.  

- Housing diversity and aging in place recommended to be included in the rationale under 

B1.  

- Recommend updating Figure 24 to include arrow along rail trail saying to ‘Glen Innes’. 

- Recommend additional action be included under C3.1 to look at opportunities to 

improve and coordinate responses between Council, emergency services and the 

community around natural disaster declarations. 

- Recommend inclusion of new Action under B2.2 to look at opportunities to improve 
local medical services and retention of trainee doctors within the region. 

- Recommend amendments to DCP to ensure that new businesses and industries 

implement water efficiency best use practices – included as new action under C3.1  
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- Council has developed a renewable energy community benefit framework which is 
aimed at providing community benefits for the region hosting renewables. Given this, it 
is recommended that a new action been included under C4.1 to look at opportunities to 
partner with REZ projects to provide for additional community benefit projects. 

- It is recommended that the LSPS be updated to include the actions under the 

Creeklands Masterplan and the intent to seek further ongoing funding for its completion 

be included under action A4.3   

- Recommend that the Structure plan for Guyra, Map 26, be updated to remove reference 
to ‘potential housing for temporary/ seasonal workers’ and that Council investigates 
alternative locations for this type of housing.  

- Recommend that climate change actions be linked to DPHI 'Guide to Climate Change 
Risk Assessment for NSW Local Government' and that action C3.1 be updated 
accordingly.  

- Recommend the inclusion of an additional action under B1.5 to look at zoning high 

environmental value land as C2 Environmental Conservation, to protect areas of 

biodiversity from further development. 

- Recommend that the promotion of local food resilience and production and community 
gardens be included as an additional action under C3.  

Submissions are summarised and addressed in Attachment 1 and 2 and changes to the Draft 
LSPS are outlined in Attachment 4. 

Following the public consultation period, it is recommended that Action C1.1 regarding the 
mitigation from the impacts of wood heaters in Armidale during the winter months be updated 
and amended accordingly, as highlighted below:    

• Seek funding for and undertake a community awareness program on the impacts of 
wood heaters on air quality;  

• Undertake a community awareness program on the biodiversity and environmental 
impacts of wood collection within the LGA; 

• Amend Council’s Planning Policies to prohibit any new dwellings from installing wood 
heaters where they are located on lots of 4,000m2 or less;   

• Undertake a trial program to install filtration devices to existing approved wood heaters 
to understand their effectiveness in reducing woodsmoke pollution generated by 
existing fireplaces; 

• Advocate for the inclusion of a reduced PM2.5 limit in the Australian Standard for fuel 
combustion heaters (AS/NZS 4013:2014);  

• Provide a co-contribution with the State Government to establish a financial assistance 
program to support owners replacing existing wood heaters with alternative cleaner 
heating options within Armidale;   

• Undertake investigation into potential options to phase-out wood heaters within 
Armidale where substantial renovations occur to the existing dwelling. 

The LSPS contains a number of planning actions that have been formulated to facilitate 
achievement of the LSPS planning priorities. The delivery of the planning actions requires the 
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allocation of resources and budget, and for this reason the actions have been grouped across 
three implementation timeframes being: 

- Short term 1-4 years (to 2028)  

- Medium term 4-8 years (to 2032)  

- Long term 8 + (beyond 2032) 

A full list of the Planning Actions and assigned timing is contained within the final LSPS. 

5. Implications 

5.1. Strategic and Policy Implications 

The LSPS draws on and gives effect to Council’s land use vision and planning priorities based on 
local characteristics and opportunities and informed by the strategic and community planning 
work undertaken across the region during the development of the Community Plan. It provides 
a 20-year vision for the LGA, which builds on the 10-year vision in Council’s Community Plan.  

Importantly, the LSPS provides a planning vision, emphasising strategic land use, transport and 
environmental planning, clearly demonstrating how the area will change to meet the 
community’s needs in 20 years’ time.  

The 20-year vision has been derived from a community strategic visioning process conducted as 
part of the Community Plan prepared under the Local Government Act 1993.   

The LSPS will also guide and facilitate the preparation of subordinate Council Strategies such as 
the Local Housing Strategy, Infrastructure Strategy, Open Space and Biodiversity Strategies, 
which will sit alongside the LSPS to provide direction and shape how development will evolve 
over time to meet the community’s aspirations. The LSPS will achieve this via amendments to 
the Local Environmental Plan and Development Control Plans. 

5.2. Risk  

The preparation of an LSPS is a requirement for all Council’s in NSW under section 3.9 of the 
EP&A Act.  

The LSPS proposes to replace the existing LSPS, adopted by Council in October 2020, and builds 
upon the communities’ vision expressed in the more recent Community Plan 2022-2023 and the 
updated Regional Plan. 

The risks associated with not having a robust and holistic updated document that better aligns 
with the key desires of this Council and the community today, would be that it would not give 
effect to the vision objectives expressed above and in particular the Council’s aspirations for 
jobs and population growth within the region.   

5.3. Sustainability  

There are no know sustainability implications arising from the matters addressed in this report. 
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5.4. Financial  

 

The Actions identified in the LSPS will require the development of a number of supporting 
planning strategies which will require internal and possibly external resourcing. The LSPS will 
provide focus, direction and clarity for Council and the Community to inform land use decisions 
and actions over the next 20 years. 

Given this, the development of these planning strategies and the associated studies required to 
be undertaken to support these, will have budget implications over the life of the LSPS.   

 

6. Consultation and Communication 

There have been a number of workshops undertaken with Councillor’s since November 2022 to 
inform and seek their direction in the preparation of the updated LSPS, to ensure that it was fit 
for purpose in line with the current Regional and Community Plans. 

Following Council’s endorsement of the Draft LSPS on 13 December 2023, the Draft Plan was 
publicly exhibited in accordance with Council’s resolution for a period of 42 days from 6 
February 2024 until 19 March 2024. Following requests for an extension to the exhibition 
period, Council extended the submission period until 31 March 2024.      

 

7. Conclusion 

This report recommends that Council notes the submissions received during the public 
exhibition period, amends and updates the Draft LSPS as recommended following Council’s 
consideration of the submissions received and adopts the LSPS, which following adoption will be 
forwarded to the Department of Planning, Housing and Infrastructure.   

  

Budget 
Area: 

Planning and Activation 

Funding 
Source: 

Operational 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

250203 Local 
Strategic 
Planning 
Statement 

200,000 200,000 0 o 200,000 0 
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Item: 9.7  Ref: AINT/2024/12905 

Title: Tesla Supercharger Licence Agreement  Container: ARC23/5763 

Responsible Officer Chief Officer Planning and Activation  

Author: Annabelle Walsh, Senior Property Specialist      

Attachments: 1. Tesla Supercharger License Agreement- (General Manager's Note: 
The report considers the arrangement with Tesla Motors Australia 
which includes items of a commercial nature and is deemed 
confidential under Section 10A(2)(c) of the Local Government Act 
1993, as it deals with commercial information of a confidential 
nature which, if disclosed, confers a commercial advantage on a 
person with whom the Council is conducting (or proposes to 
conduct) business).   

2. Parking License Agreement- (General Manager's Note: The report 
considers a confidential parking license agreement entered into 
between council and a private entity. and is deemed confidential 
under Section 10A(2)(c) of the Local Government Act 1993, as it 
deals with commercial information of a confidential nature which, if 
disclosed, confers a commercial advantage on a person with whom 
the Council is conducting (or proposes to conduct) business).   

3. Tesla Sketch for annexure to amended license- (General Manager's 
Note: The report considers locations of Tesla charging stations and 
is deemed confidential under Section 10A(2)(c) of the Local 
Government Act 1993, as it deals with commercial information of a 
confidential nature which, if disclosed, confers a commercial 
advantage on a person with whom the Council is conducting (or 
proposes to conduct) business).        

 

1. Purpose 

The purpose of this report is to receive Council’s endorsement to amend the Tesla License 
Agreement entered into on 30 July 2021, between Armidale Regional Council and Tesla Motors 
Australia Pty Limited.   

2. OFFICERS’ RECOMMENDATION: 

That Council:  

a. Approve the proposed amendments to the Tesla License Agreement noted in this 
report.  

b. Delegate authority to the General Manager to negotiate any minor amendments the 
terms of the Tesla License Agreement and to sign all documents and take any other 
action necessary to give effect to this resolution and the installation of Tesla chargers at 
117 Jesse Street, Armidale.  

3. Background 

In July 2021, a License Agreement was negotiated by former Council employees for Tesla EV 
Charging stations to be erected on the Jessie Street carpark (behind Dan Murphys) being Lot 3 in 
DP 532766 (Telsa License Agreement) (Attachment 1). The Lot is owned by Council and provides 
parking to the community.  
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A Parking License Agreement to the registered proprietor of Lot 1 in DP 1211798 was entered 
into on 24 May 2010 for a period of 25 years for exclusive use of the parking spaces and trolly 
bays as it required to satisfy the conditions of DA- 72-2010 for the Dan Murphy’s store to 
proceed (Parking License Agreement) (Attachment 2). 

Pursuant to the Parking License Agreement, the Licensee has been provided 21 days’ notice of 
the License to Tesla as is required under Clause 4.6.  

Since entering into the Tesla License Agreement, no charging stations have been erected as 
agreed, however, Tesla have made contact indicating that they wish to make changes to the 
layout of the plan, noting where the charging spaces will be located, with the intention to erect 
them in June 2024. This approach was used as an opportunity to negotiate the removal of some 
unfavourable Clauses from the 2021 Telsa License Agreement.  

It is important to note that Council receives a nominal license payment of $1 per annum for the 
Parking License Agreement and no license fee for the Tesla License Agreement.  

4. Discussion  

Upon review of the document the recommended changes as agreed in principle by Tesla Motors 
Australia Pty Limited are as follows:  

• The Tesla License Agreement to be amended at Clause (7) to delete the paragraph from 
the words “within” to “invoice”;  

• A sentence to be added to the Tesla License Agreement at Clause (13) to state after the 
read “expense”: “The Licensee will, following termination or abandonment of this 
License, restore the parking spaces to a similar state as it was when the Licensee took 
possession of the property”; and   

• The updated amended Sketch Plan annexed hereto and marked Annexure “3” is to be 
annexed to the Tesla License Agreement.  

The above recommended changes ensure the following:  

• That Council does not pay for 50% of the electricity costs as previously agreed; and   

• That the land be returned to its original state at the expiration or abandonment of the 
License by the Licensee.  

5. Implications 

5.1. Strategic and Policy Implications 

The objectives of this report are consistent with Council’s Delivery Program as follows:  

C2.2 Promote and encourage the establishment and uptake of sustainable transport options and 
services: 

• Provide increased electric car charging points across the region to promote usage and 
visitor spending (C2.2.1).  

This report recommends that the Tesla License Agreement be amended so that (4) charging 
stations can be erected on Council land.  

5.2. Risk  

The amendments to the Telsa Agreement are required as the Tesla License Agreement as it 
stands could put Council in a worse financial position paying for electricity that it does not need 
to pay for.  It also reduces the risk of the land being left worse off at the end of the License.  
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5.3. Sustainability  

The erection of EV charging stations in proposed vicinity will encourage locals and travellers 
alike passing through town to the mall to explore and spend money therefore increasing tourism 
and economic development. 

It will also encourage locals to purchase and use electric vehicles which have a positive impact 
on the environment.  

5.4. Financial  

The amendments to the Telsa Agreement will reduced Council’s financial exposure. 

 

6. Consultation and Communication 

Legal advice was sought from Council’s Solicitor regarding the changes and advice regarding the 
suitability of the layout has also been sought from Council’s development engineer.  

No community consultation has been carried out for this item and no community consultation is 
proposed.  

 

7. Conclusion 

This report recommends for Council to endorse the amendments to the Tesla License 
Agreement to be made by the General Manager if required to do so and all documents relative 
to the installation of the Tesla Charging Stations.  
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Item: 9.8  Ref: AINT/2024/13097 

Title: Amalgamation of Armidale Dumaresq Development Control Plan 
2012 and Guyra Development Control Plan 2015  Container: 
ARC24/7031 

Responsible Officer Chief Officer Planning and Activation  

Author: Paul McFarland, Senior Town Planner      

Attachments: 1. Draft Armidale Regional Council DCP 2024       

 

1. Purpose 

This report seeks Council’s approval to exhibit Armidale Regional Council Development Control 
Plan 2024 (DCP2024). The amalgamation of Armidale Dumaresq DCP 2012 and Guyra DCP 2015. 
Exhibition of the appended draft Armidale Regional Council DCP 2024 provides the opportunity 
for community feedback on this document. 

2. OFFICERS’ RECOMMENDATION: 

That Council:  

a. Place the draft Armidale Regional Council Development Control Plan 2024 on public 
exhibition for a period of 28 days. 

b. Receive a further report should any submissions be received as a result of the exhibition 
period, however, should no submissions be received, endorse the adoption of the draft 
Armidale Regional Council Development Control Plan 2024 without the need of a further 
report to Council. 

3. Background 

Armidale Regional Council (ARC) requires a single Development Control Plan (DCP) to replace 
the current Armidale Dumaresq DCP 2012 and the current Guyra DCP 2015 to produce a single 
DCP. 

Following amalgamation of Armidale Dumaresq and Guyra Councils their respective Local 
Environmental Plans (LEP) were combined to create the Armidale Regional Local Environmental 
Plan 2012 (LEP 2012). The respective Development Control Plans (DCPs) for Armidale Dumaresq 
and Guyra continue to operate separately.  

An LEP represents the primary land use planning instrument that specifies what development is 
permitted on each lot in the Local Government Area (LGA). DCPs support an LEP by providing 
detailed planning and design guidelines. Whilst LEPs are statutory, the provisions of a DCPs are 
more flexible. The purpose of a DCP is to provide detailed planning and design guidelines to 
support the planning controls in the LEP. 

As with the merging of LEPs from the respective LGA the first step in the DCP process has been 
to merge the two documents rather than making substantial changes that are not supported by 
an overarching strategy. It is likely that with the adoption of the new Local Strategic Planning 
Statement (LSPS) and Local Housing Strategy (LHS) future substantial change to the DCP will 
occur. 

4. Discussion  

In merging the two DCPs a ‘not worse off’ test was used. This ensures that the residents 
throughout the Council area can continue to develop as currently provided for in the respective 
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DCPs. The exception to this is where the DCPs contained provisions that were inconsistent with 
higher-order legislation.  For instance, Armidale Dumaresq DCP 2012 Chapter 4.3, Section 3.1.2 
Building heights in the RU5 zone, S.6 states:  

‘The height of an outbuilding or the alterations and additions to an existing outbuilding on 
a lot must not exceed 7 metres from existing ground level to the highest point on the 
building roof’.  

State Environmental Planning Policy (Exempt and Complying Development) (Codes SEPP) 
prescribes a height limit of 4.5m. The DCP was amended to comply with the State Environmental 
Planning Policy. 

Armidale Dumaresq DCP 2012 objectives have been used throughout the combined DCP. 
Guyra’s objectives are similar to and consistent with those of A Armidale Dumaresq DCP 2012, 
so it would be largely repetitive to include them as well. There are exceptions where Guyra’s 
information has been retained/incorporated into the DCP. These are highlighted in the relevant 
locations in the amalgamated DCP and the information below. 

Key changes 

• Zone references have been updated throughout. This was required due to zoning 
references being out-of-date with changes to zoning labels introduced by the NSW 
Department of Planning, Infrastructure and Environmentin June, 2021. 

• A consistent contributions statement has been provided in relevant chapters. 

• References to Armidale Dumaresq LGA, Guyra LGA, Armidale Dumaresq DCP 2012 and 
Guyra DCP 2015 in the amalgamated DCP have been replaced with Armidale Regional 
Council LGA or Armidale DCP 2024, as appropriate. 

• Hyperlinks have been checked and updated where necessary. 

• Unnecessary definitions have been removed at the end of chapters where they 
duplicated definitions in ARC LEP 2012. A standard statement has been included in 
relevant chapters to refer readers to the ARC LEP 2012 for definitions. Definitions not 
contained in ARC LEP 2012 have been retained in the DCP. 

• The RU5 Village zone is a multifunction zone, i.e. an extensive range of uses are 
permissible with consent in that zone. As a result, references to development standards 
occur in a number of chapters in the DCP. It is envisaged that the comprehensive review 
of the DCP (LSPS Action 11) will take a place-based approach to each village as described 
in Theme 1b) of the LSPS: 

i) Prepare a place-based strategy to guide future growth and development of 
each of the following villages and immediate surrounds consistent with the 
desired future character of the relevant village: a) Ben Lomond; b) Black 
Mountain; c) Ebor; d) Hillgrove; and e) Wollomombi. Note: each strategy to 
highlight land use planning implications.  

• References to State Environmental Planning Policy (Infrastructure) 2007 have been 
updated to State Environmental Planning Policy (Transport and Infrastructure) 2021. 

• Chapter 2.1 Site Analysis: SEPP44 – Koala Habitat was repealed in November, 2020. 
State Environmental Policy (Biodiversity and Conservation) 2021 Chapters 3 and 4 
address koala habitat protection. References in Chapter 2.1 to SEPP44 have been 
replaced with references to the latest SEPP. 

• Chapter 2.1 Site Analysis: SEPP (Rural Lands) 2008 was repealed in February, 2019 and 
replaced by State Environmental Policy (Primary Production and Rural Development) 
2019. References in Chapter 2.1 to SEPP (Rural Lands) 2008 have been replaced with 
references to the latest SEPP. 
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• Chapter 2.5 Contaminated Land: References to SEPP55 and have been replaced with 
‘Contaminated Land Planning Guidelines’ and SEPP (Resilience and Hazards), 2021. 

• Chapter 2.10 Signage: References to SEPP64 have been replaced with SEPP (Industry 
and Employment) 2021 (Ch 3 of the Industry and Employment SEPP relates to 
‘Advertising and Signage’). 

• Chapter 2.11 Engineering has been removed. The chapter is out of date/superseded by 
ARC’s ‘Engineering Code’. The DCP has multiple references in relevant locations to 
Council’s ‘Engineering Code’, which is available on Council’s website and can be relied 
upon to provide clear and comprehensive detail for applicants in regard to Council’s 
infrastructure standards and requirements. 

• Chapter 5.2 Industrial Development: retained provisions from Guyra DCP 2015 relating 
to development on land adjoining land zoned R1 – General Residential. Land zoned R1 – 
General Residential and E4 - General Industrial adjoin in the Guyra town center and the 
protections / standards described in the Guyra DCP need to be retained to protect the 
health and well-being of residents in this situation. 

• Guyra Chapter 15 Other Matters; e.g. intensive agricultural activities:  the activities 
described in this chapter are covered within/superseded by other legislation; therefore, 
it is no longer appropriate to retain this chapter. 

• Guyra Chapter 16 Waste Minimisation and Waste Management: the provisions covered 
in this chapter are covered within/superseded by other legislation; therefore, it is no 
longer appropriate to retain this chapter. 

Other changes 

• Chapter 4.2 Multi-unit Dwellings: definition of ‘shop top housing’ deleted – conflicted 
with LEP 2012 definition. 

• Reference to a ‘deferred matter’ under Armidale Dumaresq LEP 2008 appears twice in 
the ADC DCP. This matter is redundant, and the reference has been removed. 

• Information on ‘Planning Pathways’ from Guyra DCP 2015 has been retained and 
included in the introduction to the amalgamated DCP. This information is considered 
helpful to users of the document, especially non-planners, or those who infrequently 
engage with the planning system. 

• Chapter 2.2 Tree Preservation: The NSW Native Vegetation Act, 2003 was repealed on 
25th August, 2017. The current legislation governing the clearing of native vegetation is 
the Local Land Services Act, 2013 and the Biodiversity Conservation Act, 2016. The 
chapter now includes a notation advising of this. 

• Chapter 2.2 Tree Preservation, Section 2.3a): A reference to the Native Vegetation Act, 
2003 has been retained in this section as information about property vegetation plans 
approved under that Act are still available in the public register on the NSW 
Government’s Environment and Heritage website. 

• Chapter 2.9 Parking, Appendix 1, Section 1.4 states: ‘Except where calculations result in 
a figure of less than one (which is to be rounded up) all calculations are to be rounded to 
nearest whole number (ie 0ˑ1 - 0ˑ4 rounded down, 0ˑ5 - 0ˑ9 rounded up)’. This provision 
has been amended to read: ‘All calculations are to be rounded up to nearest whole 
number.’ 

• Chapter 4.1 Urban Residential Development:  
- Clause 4.3.5 has conflicts with the State Environmental Planning Policy (Exempt 

and Complying Development’ 2008 (Codes SEPP). Section 15 of the ADC DCP 
limits the height of buildings to 10m.; in the Codes SEPP this limit is 8.5m. 
Section 16 of the ADC DCP allows a height of 4.8m. for outbuildings; the Codes 
SEPP limits outbuildings to a height of 4.5m. (same issue exists in Ch4.2 Clause 

https://www.environment.nsw.gov.au/topics/animals-and-plants/native-vegetation/historic-native-vegetation-legislation#:~:text=The%20Native%20Vegetation%20Act%202003,the%20Biodiversity%20Conservation%20Act%202016.
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4.3.3). The amalgamated DCP has been amended to comply with the Codes 
SEPP. 

- Clause 5.2.1 Front façade setback in R1 General Residential and R2 Low Density 
Residential zones: ARC DCP requires 4.5m.; Guyra requires only 4m. in R1 and 
RU5 - Village zones.  State Environmental Planning Policy (Exempt and 
Complying Development’ 2008 requires a minimum front setback of 4.5m. The 
DCP adopts 4.5m. to comply with the State Government’s requirements. It 
should be noted that there is a provision in the DCP that allows the front 
setback to be varied if it is consistent with adjoining buildings. 

- Clause 9.1, s.1(c) states: ‘any brick or other solid portion of the fence above 
600mm should not be more than 350mm wide and the remaining fence must be 
of open design’. This conflicts with the dimension shown in the diagram 
immediately below the clause. (Same occurs in Ch 4.2, Clause 4.3, section 3 (c), 
except the dimension in the text is 250mm). Also, Ch4.3, Cl.6.2 refers to 250mm. 
For consistency, 300mm has been adopted as the standard, as per the figure 
provided in ADC DCP 2012, and the DCP amended accordingly. 

 

• Chapter 4.3, Clause 3.1.1 Heights of dwellings and outbuildings in the RU1 General Rural, 
RU3 Forestry and RU4 Primary Production Small Lots zones have been reduced to 
comply with the Codes SEPP. 

• Chapter 4.3, Clause 3.1.2 Height of outbuildings in the RU5 - Village zone has been 
reduced to comply with the Codes SEPP (down from 7 metres to 4.5 metres). 

5. Implications 

5.1. Strategic and Policy Implications 

Amalgamation of ADC DCP 2012 and Guyra DCP 2015 provides consistent, one-stop location for 
all information about Council’s planning and design guidelines. A single DCP will greatly assist 
landholders, occupiers, developers and staff. 

5.2. Risk  

Having a single DCP whose provisions are updated to reflect current information and legislation 
minimises economic, social, operational, reputational and legislative and regulatory risk for the 
following reasons: 

• Economic risk: Having two DCPs for the Council’s area with different form could create 
perceptions that people are being treated differently in different parts of the LGA. These 
perceptions may lead to dispute between landholders, residents, developers and Council. 
Disputes could result, for instance, from differences in wording or expression of standards 
applying to different locations within the Council area. Disputes can delay development 
approvals and even lead to legal action. Therefore, two separate DCPs operating in parallel 
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could have unintended impacts on economic investment due to perceived inconsistencies in 
development standards across the LGA. A single DCP ensures consistency of information for 
everyone, thereby minimising the opportunity for economic impacts on the community, 
developers and Council.  

• Social risk: With two different DCPs within the one LGA the community may consider that 
there are different development standards applying across the Council area. An 
amalgamated DCP provides a consistent approach to all development in the LGA, thereby 
minimising social risk in relation to perceptions of disadvantage. 

• Operational risk: Having a system using two similar, but different DCPs within the LGA 
exposes Council to operational risk in terms of the opportunity for employee errors. Having a 
single DCP will ensure that council uses a single document that encapsulates the guidelines 
for development standards applicable throughout the LGA. This minimises the opportunity 
for human error and policy failure.  

• Reputational risk:  Continued use of two DCPs with a similar focus, but slightly different 
expression and, in some instances, slightly different development and design standards 
provides greater opportunity for disputes or human error. Errors could, for instance, occur 
when providing advice or assessing development. from interpretation or recollection of 
standards applicable to properties. Any error of this nature creates an opportunity for 
reputational risk. A single, consistent DCP document minimises the opportunity for error and 
dispute, reducing the risk to Council’s reputation.  

• Corporate risk: Consolidation of the existing Armidale Dumaresq and Guyra DCPs into a single 
document ensures Council meets its corporate governance responsibilities to the 
organisation and the wider community. 

• Legislative and Regulatory risk: As advised in the Discussion section of this report, the 
existing Armidale Dumaresq and Guyra DCPs contain a number of outdated legislative 
references. The consolidated DCP corrects these errors and ensures that those who rely on 
the DCP are referencing the current legislative standards and requirements. 

5.3. Sustainability  

Nil. 

5.4. Financial  

Nil. 

 

6. Consultation and Communication 

If endorsed by Council the DCP and explanatory note will be publicly notified in accordance with 
the Environmental Planning and Assessment Regulation, 2021 for a period of 28 days. 

Following close of the exhibition period a further report will be submitted to Council if 
submissions are received. 

 

7. Conclusion 

Draft Armidale Regional Council DCP 2024 minimises economic, social, operational, 
reputational, corporate and legislative and regulatory risks inherent in a system using two 
similar, but distinct DCPs across different parts of the local government area. 

Exhibition of draft DCP 2024 provides the opportunity for public feedback.  
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Item: 9.9  Ref: AINT/2024/14925 

Title: Planning Proposal 90 Kurrawatha Avenue, Armidale   Container: 
ARC23/6428 

Responsible Officer Chief Officer Planning and Activation  

Author: John Goodall, Manager Land Use Planning      

Attachments: 1. Planning Proposal No 24 - 90 Kurrawatha Avenue - Amending MLS       

 

1. Purpose 

The purpose of this report is to seek Council approval to forward the revised Planning Proposal 
for 90 Kurrawatha Avenue, Armidale to the Department of Planning, Housing and Infrastructure, 
with a request for a Gateway Determination and to commence the necessary actions resulting 
from that determination. 

2. OFFICERS’ RECOMMENDATION: 

That Council:  

a. Endorse the Planning Proposal (Attachment 1) to amend the minimum lot size from 1 
hectare to 4,000m2 and an area of 6,000m2, for the land at 90 Kurrawatha Avenue, 
Armidale (Part Lot 200 DP 1277689). 

b. Forward the endorsed Planning Proposal to the Department of Planning, Housing and 
Infrastructure with a request for Gateway Determination and exhibit the proposal in 
accordance with that determination. 

c. Delegate authority to the General Manager to make any changes to the Planning Proposal 
as a result of feedback from the Department of Planning, Housing and Infrastructure. 

d. Seek authorisation from the Department of Planning, Housing and Infrastructure to be the 
local plan-making authority. 

 

3. Background 

At the May 2022 Ordinary Council Meeting (OCM) Council resolved to endorse Planning 
Proposal (PP) No 18 to rezone the land at 90 Kurrawatha Avenue, Armidale (the Land) from C4 
Environmental Living and C3 Environmental Management to R2 Low Density Residential, and 
alter the Minimum Lot Size (MLS) from 1 hectare and 4 hectare to 4000m2 (108/22). 

The PP was forwarded to the Department of Planning and Environment with a request for a 
Gateway Determination, however, it was rejected due to a lack of strategic and site-specific 
merit. Part of the strategic merit issues result from the land being located outside the areas 
identified for future growth under Council’s existing strategic planning documents. 

At the December 2022 OCM, Council resolved to endorse a revised PP (252/22) for the Land 
with the following changes: 

• Reduction in area covered – the original PP was for the yellow shaded area. The revised 
PP was resubmitted for the area bounded by the red polygon (Figure 1). 

• No change to current Zoning – the original PP proposed to rezone the land from C3 
Environmental Management /C4 Environmental Living to R2 Low Density Residential. 
The revised PP did not propose to change the zoning (retain the C3/C4 zone). 
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• Reduced area of change to Minimum Lot Size (MLS) – the original PP proposed to 
change the MLS for all the Land from 1ha & 4ha to 4,000m². The revised PP sought to 
amend the MLS for the PP site to 4,000m² (Figure 2 and 3). 

 

 

  Figure 1: Revised Planning Proposal Area. 

 

Figure 2: Existing MLS 



Armidale Regional Council  
Ordinary Council Meeting 
Wednesday,  24 April 2024 Page 53 

 

 

Figure 3: Proposed MLS 

The changes supported by Council allowed for increased residential density on the Land 
equivalent to the original PP (see Figure 4 compared to Figure 5).  

 

Figure 4: Existing Approved Lot Layout for the Site and Adjoining Land 
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Figure 5:  Concept Low-Density Lot Layout for the Site 

The revised PP was forwarded to the Department of Planning and Environment with a request 
for a Gateway Determination. The Department issued a Gateway Determination on 19 May 
2023. 

The PP and supporting documentation were publicly exhibited from Wednesday 31 May 2023 to 
Wednesday 28 June 2023 and referred to the following State agencies in accordance with the 
Gateway Determination: 

• NSW Biodiversity and Conservation Division 

• NSW Department of Primary Industries – Agriculture  

• Armidale Local Aboriginal Land Council 

• Civil Aviation Safety Authority 

• Cemeteries & Crematoria NSW 

• Transport for NSW 

The NSW Biodiversity and Conservation Division (BCD) objected to the PP on the basis that: 

• The planning proposal and flora and fauna assessment report be revised to ensure they 
provide a consistent description of the planning proposal intent. 

• The planning proposal be revised to apply minimum lot sizes that ensure each remnant 
of White Box – Yellow Box – Blakely’s Red Gum Grassy Woodland and Derived Native 
Grassland Critically Endangered Ecological Community (CEEC) in the planning area can 
be retained entirely within individual lots with enough space to enable the CEEC to be 
avoided by all components of future residential development (i.e. dwellings, access 
roads, on-site effluent disposal areas, bushfire asset protection zones and boundary 
fence clearing entitlements). 
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Council staff and the proponent met BCD officers on site on 20 October 2023 to discuss the 
objection, and a new amended draft plan addressing BCD’s concerns was subsequently 
prepared. 

Whilst it appears that the objection by BCD was successfully addressed by the proponent, DPE 
advised that due to the proposed changes to the PP itself the PP should be withdrawn and a 
new PP lodged with the Department. 

4. Discussion  

Following consultation with BCD, the proponent has now submitted an amended PP, refer 
Figure 6 below, together with supporting documentation, that addresses the objections initially 
raised by BCD. 

 
 Figure 6: Revised Planning Proposal Area. 

The PP has also been amended to ensure that all three areas of High Environmental Value (HEV) 
land recorded in the PP area can be contained wholly within individual lots, with sufficient space 
to enable future development without impacting on the HEV areas, and amending the MLS 
accordingly to ensure that further subdivision of the land cannot be undertaken.   

Figure 7 below, shows the three areas of HEV within the PP area that are required to be 
protected from any development.     
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Figure 7: Site area of Planning Proposal indicating HEV areas -PCT 571 

The PP area has also been amended to include a portion of C3 ‘Environmental Management’ 
land, located in the south western corner of the site, which currently has a MLS of 4ha, refer 
Figure 8. This area of the site has been included in the PP to facilitate for the future subdivision 
of the land to create regular shaped lots with a MLS of 4,000m2 and a MLS of 6,000m2 over the 
northern HEV area, refer Figures 9 & 10.   
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Figure 8: Existing MLS 

 
Figure 9: Proposed MLS 
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Figure 10: Proposed amended subdivision layout 

The Land is considered to be a logical inclusion area to the urban footprint for Armidale City, it is 
already approved for residential subdivision, and is adequately serviced by infrastructure. On 
this basis it is supported for increased residential density. It is proposed to alter the original PP 
as follows: 

• Increase in area covered – the original PP was for the yellow shaded area shown in 
Figure 1. The revised PP is proposed for the same area bounded by the red polygon 
(Figures 6 and 9). 

• No change to current Zoning – the original PP proposed to rezone the land from C3 
Environmental Management /C4 Environmental Living to R2 Low Density Residential. 
The revised PP will not change the zoning (retaining the C3/C4 zone). 

• Area of change to Minimum Lot Size (MLS) – the original PP proposed to change the 
MLS for all the Land from 1ha & 4ha to 4,000m². The revised PP is proposing to amend 
the MLS to 4,000m² with an area of 6,000m2 over proposed Lot 11 to protect the HEV on 
this lot (Figures 9 and 10). 
 

5. Implications 

5.1. Strategic and Policy Implications 

This item may result in the amendment of the LEP. The planning proposal is an environmental 
planning instrument, a statutory legal document affecting land use within the Armidale Regional 
Local Government Area. 

5.2. Risk  

There are no legal or risk implications arising from the matters addressed in this report.  

5.3. Sustainability  

There are no known sustainability implications arising from the matters addressed in this report.  

5.4       Financial  

Clause 11 of the Environmental Planning and Assessment Regulation 2000 (EP&A Regulation 
2000) allows Council to enter into an agreement or arrangement with a person who requests 
the preparation of a Planning Proposal, for the payment of the costs and expenses incurred by 
Council in undertaking studies and other matters required in relation to the Planning Proposal. 
Council will entered into an agreement with the proponent for the Planning Proposal to pay for 
costs associated with preparing the Proposal in accordance with the Fee Schedule in Council’s 
Operational Plan. 

6. Consultation and Communication 

No formal public consultation has been carried out in relation to this latest revision of the PP. 

The terms of any formal consultation required to complete this LEP amendment will be 
stipulated in a Gateway Determination in relation to the PP. 

7. Conclusion 

This report recommends that the amended PP be forwarded to DPHI with a request for a 
Gateway Determination. The Gateway Determination will specify any government agencies to 
be consulted, the terms of community consultation/public exhibition, any further specialist 
studies to be undertaken, and whether or not Council may exercise its local plan-making 
delegations. Once all of these matters have been addressed, a further report will be presented 
to Council.  
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Item: 10.1  Ref: AINT/2024/01667 

Title: Guyra Preschool - Expression of Interest  Container: ARC20/4291 

Author: Darren Schaefer, Chief Officer Corporate and Community      

Attachments: Nil      

 

1. Purpose 

To seek endorsement from Council to test the private market via an Expression of Interest, to 
ascertain if opportunities exist with private operators to take over operation of the existing 
facility or if there is interest among developers to construct a new childcare centre for the Guyra 
community. 

This Expression of Interest will also help determine the options available to ARC to provide the 
best solution for maintaining secure childcare operations for the Guyra community into the 
future. 

2. OFFICERS’ RECOMMENDATION: 

That Council endorse the following: 

a. Commencement of a survey of the formally proposed preschool construction site (DA-
152-220 for 156-160 and 162 Bradley Street) to understand the requirements of any 
boundary adjustments and the provision of services to the site. 

b. Commission an Expression of Interest (EOI) to determine if any private childcare 
providers or developers are interested in operating the current facility, and/or 
constructing a new facility on the proposed site (DA-152-220 for 156-160 and 162 
Bradley Street). 

c. Delegate authority to the General Manager to enter negotiations with any interested 
parties.  

d. Resultant from a successful EOI, present shortlist of the proponents back to Council, for 
consideration at a following Ordinary Council Meeting. 

 

3. Background 

On Monday, 5th February, Councillors attended a workshop to discuss the Guyra Preschool and 
Long Day Care facility and the ongoing provision of a quality service. This included reviewing the 
Preschool’s history, a briefing on risks, the status of the current Development Application, 
appetite for possible approaches for a new facility, and likely corresponding timeframes for 
each. 

Councillors were also briefed on some private market interest in expediting the construction of 
an alternative new facility. In doing so, Councillors were presented with a number of options for 
which construction and operations may be facilitated, ensuring continued operation and an 
increase in the standard of the service provided.  

Following Councils approval of the Development Application on 26 May, 2021 (DA-152-220, Ref 
AINT/2021/07661), Councillors understood that private interest in a site that already had a DA 
may be attractive, pending a sound business case on their part for service demand and 
profitability, and that some kind of public/private partnership may be required in the first 
instance. 
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A large part of the workshop discussion centred on a philosophical debate about public and 
private ownership, and the ability for each to provide a quality service. In this debate, it was 
recognised that whilst Childcare was not a core function of Council, the Guyra Preschool and 
Long Day Care Centre was identified as a facility that is required to support the strategic 
ambition for future economic growth of the region. 

4. Discussion  

The Guyra Preschool and Long Day Care Centre was provided pre-amalgamation by the then, 
Guyra Shire Council (GSC). At the time, GSC filled the gap in a market that failed to attract 
private investment in the service. The Guyra Preschool was established in an old railway station 
masters house on Bradley Street. The building is aged and has been modified for purpose, which 
leads to ongoing maintenance issues as well as a challenge in continuously meeting modern 
standards for childcare. 

Council has received interest from the not-for-profit sector, private operators, as well as 
building contractors in operating and/or constructing a new childcare centre in Guyra. However, 
they have all so far indicated that they could not operate a new service effectively unless 
Council retired their existing service, understanding that it would not be viable for Guyra to 
support two Childcare centres at this point in time. 

Therefore, it is reasonable to expect that any expression of interest received may result in 
Council deciding whether they are prepared to exit the market, either now or at a future point in 
time, to allow for alternative ownership and operation of childcare services in Guyra.  

To answer this, it’s important to understand the current risk (outlined in section 5 of this report) 
and the risks associated with the various options that are before ARC. Figures 1.1 and 1.2 
explain the impact of the options on ARC over time. 

Figure 1.1: Options for ARC with Associated Risk, Cost and Time. 

 

Owning and operating the Guyra Preschool while waiting for a government grant comes at the 
highest possible risk (current model). Alternatively, outsourcing by privatising (including the 
operations and asset) amounts to the least risk for ARC. In practice, a Partnership Model may be 
necessary to attract proponents and transition the service out of ARC at an agreed point in time. 
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This would come at a medium level risk either via owning the facility and leasing operations, or 
having private interest build the new facility, for which ARC would lease operations.  

It is important to recognise that most of the risks persist for Council even if a new facility was 
constructed. These represent the inherent risk of owning and operating a Childcare centre, even 
with the mitigation of a brand new facility. Figure 1.2 below illustrates Councils options, where a 
transition out of capital and operations may be possible over time. 

 

Figure 1.2: Reducing Capital and/or Operational Investment Risk 

 

Review of Approved Development Application DA-152-220 156-160 and 162 Bradley Street, 
Guyra. Approval 26 May, 2021 (ref AINT/2021/07661)  
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Satellite Image of Site 156-160 and 162 Bradley Street, Guyra. 

 

 

Development Application and next steps for consolidation in readiness for future sale of lots: 

1. Since the workshop 5th February, 2024, the proposed site land has been confirmed as 
Operational Land (not Community Land). This means that the land can be subdivided 
without further community consultation. 

2. A subdivision or boundary adjustment will need to be made. The current consent was 
issued on the understanding that the two lots would be consolidated under council 
ownership prior to occupation. This would need to be amended if the proposal is to 
excise this area for future sale.  

3. Developers consent from ARC is subject to Condition A1 - Arboricultural Impact 
Assessment (i.e. Arborist report for elm trees in the proposed car park) and this must be 
satisfied by May 2026. When the developer’s consent is satisfied, ARC can then grant 
Operational Consent for a period of up to 5 years. Operational Consent requires 
construction to commence in that period (i.e. before 26 May, 2031). However, 
construction is not defined, and the developer could simply pour a slab as evidence of 
commencement during this time. To overcome this potential delay in construction, ARC 
have a number of options which may include a combination of: 

a. delay settlement to be contingent with erecting the Childcare Centre (compliant 
with relevant guidelines) before the Title is transferred.  

b. reduce the operative period under s4.53(2) of the Environmental Planning and 
Assessment Act 1979, with the minimum period being 2 years. 
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c. other methods, (perhaps not as effective) options are rezoning the lot for 
childcare, and/or placing a Section 88b covenant over the land.  

4. A contract with the successful applicant would be entered into by both parties for the 
sale and build. This would require a draft subdivision plan (inclusive of a Pre-allocated 
Plan Number). If the developer wishes to vary the DA, the plans can then be slightly 
modified to achieve this as part of the partnership. At this point, ARC may modify the DA 
to accommodate required setbacks. 

5. Each lot will need to be independently serviced by Council’s reticulated water and 
sewer, as well as electricity and NBN. This will require site surveys to prepare the site for 
sale. 

 

5. Implications 

5.1. Strategic and Policy Implications 

Community Plan and Delivery Program Enriched Region Goal 1 – Access to the services and 
support that facilitate quality of life. 

Operational Plan: E1.1.3 - Finalise the business case and seek funding for a new Early Childcare 
and Learning Centre (ECLC) 

5.2. Risk  

The overall risks of owning and operating a Child Care facility of this age in Guyra is generally 
considered high. Statewide shortages of child care staff makes staff succession challenging and 
can increase the risk to extreme. Operational and Corporate risks are identified in Table 1 below. 

Table 1. Operational and Corporate Risks 

Operational Risk Description Rating 

• Human Resource Nationwide shortage of childcare staff, particularly at 
the qualified Director level in rural Australia 

The Nominated Supervisor position at the Guyra 
Preschool remains vacant following repeated 
recruitment. 

Extreme 

• WHS / Facility Aging facility requires ongoing maintenance to remain 
compliant. 

The last 2 years have seen significant reportable 
breeches of child safety. 

Snakes and other vermon are regularly found inside 
and outside the centre. 

High 

• Financial Facility is running at a loss of circa $150,000 p/a. 
Maintainance burden continues with each passing 
year. ARC will need to increase fees and charges to 
cover increasing costs. 

Med 

• Systems & Process Complexity of systems and third-party authorisations 
make the operation sometimes difficult to administer. 

High 
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• Regulatory & 
Compliance 

While regulatory and compliance is being met, the 
level of governance and processes required for 
compliance are increasingly difficult to maintain given 
resourcing constraints and the aging facility. This is 
further complicated by a lack of subject matter experts 
within the wider organisation. 

High 

• Culture Continued negative community sentiment toward 
facility and staff conditions impacts on efforts to 
maintain a positive workplace culture. 

Med 

 

Corporate Risk Description Rating 

• Economic Subject to government rebates that can fluctuate Med 

• Reputational Whilst the facility is compliant and meeting the 
standards, the aging facility is sending the wrong 
message that Council do not invest in their assets.  

A number of false starts for construction of a new 
facility and election promises for funding have raised 
community expectations that a new facility is 
imminent.   

The closure of the facility would significantly impact 
ARCs reputation in Guyra community. 

High 

• Strategic Childcare is important to the region and its operation 
aims to provide economic growth by allowing families 
to participate in the workforce. ARCs need to 
determine its role for the provision of qualitiy services 
in an environment of increasing demand for these 
services. 

High 

 

 

5.3. Sustainability  

• An efficient and improved service delivery may be provided private interest or a 
Public/Private Partnership in the first instance. Such a partnership agreement may 
enable: 

i. sustained operations in the short term by utilising deeper resource pool of a 
private entity, leveraging their capability of supplying the requisite Nominated 
Supervisor and being the Approved Provider. 

ii. opportunity for the new entity to understand the local market. 

iii. attraction of government funding to assist both parties in the construction of a 
new facility under a private/public partnership arrangement. 
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5.4. Financial  

 

 

Allowance made for the engagement of surveyors to consult on any proposed boundary 
adjustments. 

 

6. Consultation and Communication 

• 2023 - Unsolicited offers received by members of community 

• 27 September, 2023 - Consult members of Key Pillar Working Group, Councillors 
Mepham, O’Brien & Galletly 

• 5th February, 2024 - Broader Councillor Workshop  

• March, 2024 - Department of Education 

• 24th April, 2024 - Ordinary Council Meeting 

 

7. Conclusion 

To determine the options available to Council to provide the best solution for securing and 
maintaining effective childcare operations for the Guyra community into the future, it is 
recommended that Councillors endorse the commencement of the EOI process to test private 
market interest. 

 

  

Budget 
Area: 

Guyra Preschool & Long Day Care Centre 

Funding 
Source: 

 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

300565 Consultants $18,961 0 $1,878 $2,500 $4,378 $14,583 
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Item: 11.1  Ref: AINT/2024/02193 

Title: Kempsey Road Status Report - January 2023  Container: ARC20/3770 

Author: Alex Manners, Acting Project Director Kempsey Armidale Road 
Restoration Project      

Attachments: Nil      

 

1. Purpose 

The purpose of this report is to provide a monthly update on the Kempsey –Armidale Road 
Restoration Project (KARRP). 

2. OFFICERS’ RECOMMENDATION: 

That Council note information within this report regarding the Kempsey –Armidale Road 
Restoration Project. 

 

3. Background 

Armidale Regional Council (ARC) received grant funding ($222,494,431) through the 
Commonwealth Disaster Recovery Funding Arrangements for Essential Public Asset Restoration 
Works (EPARW) 2020/21 for damage inflicted in the February 2020 Severe Storm Event. This 
funding is administered through Transport for NSW (TfNSW) as the administering agency for the 
provision of funding for the restoration of essential public assets back to pre-disaster condition 
following a series of natural disaster events which severely damaged a large section of Kempsey-
Armidale Road.  

An application for additional funding has been submitted for the February/March 2022 Severe 
Weather Event to increase the approved funding amount. This would enable the Kempsey-
Armidale Road Natural Disaster Recovery Works Project to be fully funded. 

Council has received advice that the project has met the Disaster Recovery Funding 
Arrangements (DRFA) Independent Technical Review (ITR) framework for a value of $408M for 
the full recovery works. This resulted in Council and TfNSW working on a funding deed for the 
$408M which, if executed, will commit Council and TfNSW for the full $408M funding for the 
project. The final version of this deed has been received by Council and is currently being 
reviewed.  

This project is being delivered as a multi-stage process to undertake the design and 
construction of natural disaster recovery repair works on a 43km section of the Kempsey-
Armidale Road, 5.1 km on Lower Creek Road and three Improvement Works Projects which are 
located at Blackbird Flat, Flying Fox Gully and on Big Hill. 
The project scope of works has been classified into four Milestones: 
 
1. Natural Disaster Recovery Works (Milestone 1) (ch72.95km - ch116.00km) comprising 

restoration of a 43km section of the Kempsey-Armidale Road and a 5.1km long section of 
Lower Creek Road, Lower Creek, to their pre-disaster conditions. 

2. “Improvement Works” Projects comprising of the following three projects:  
a. Blackbird Flat (Milestone 2) - Fixing Local Roads, round 3 Location 1 Blackbird Flat 

Cutting (ch73.50km-ch74.05km) and includes sealing this section of pavement. 
b. Flying Fox (Milestone 3) - Fixing Local Roads, round 2 Location 3 Flying Fox Cutting 

(ch86.30km-ch88.15km) and includes sealing this section of pavement; and 
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c. Big Hill (Milestone 4) - Restart NSW, three curves on Big Hill, sites 3 and 4 
ch112.888km - 113.193km, and site 12 ch108.563km – ch108.723km) – with these 
three curves being constructed as unsealed pavements. 
 

To enable completion of the milestones, there is a 4-stage contract process that comprises of: 
 
Stage 1 – Tender for Civil Contractor Engagement and Award of Early Contractor Involvement 
(ECI) Contract - COMPLETED 
Prequalification of Contractors to be eligible to tender for the works and award of Early 
Contractor Involvement (ECI) Contract. Awarded at November 2022 Ordinary Council Meeting. 
 
Stage 2 – ECI – SUBMISSION RECEIVED and INDEPENDENT TECHNICAL REVIEW COMPLETE 
The ECI Contract was awarded to Seymour Whyte Constructions (SWC) for design and early 
construction works to a combined value of approximately $18,279,767 (Excl. GST). 

The ECI submission has now been provided by SWC to enable the Kempsey-Armidale Road 
Natural Disaster Recovery Collaborative Design & Construct (D&C) Contract to commence 
based on having provided: 

• A finalised project scope of works and project specifications for inclusion within the 
Collaborative Design & Construct Contract for Council consideration and approval.  

• A 30% Detailed Design. 
• A finalised and confirmed project delivery timeline; and 
• Confirmation that the overall maximum Target Budget Price for each of these projects 

remained within the approved project funding budget limits.  

The submission has been independently verified and found to be compliant, technically sound, 
but when fully delivered, would be in excess of the current available funding. 
 
Stage 3 – Early Works Contract - NOT STARTED 
As part of the ECI contract awarded by Council, delegation was provided to the General 
Manager to enter into an early works contract with SWC.  The option to proceed with these 
early works has not been taken up.  
 
The combination of the final price submitted by the contractor and Council’s cost have 
exceeded the current funding approval amount and the KARRP Team have submitted a revised 
funding application to allow for the additional costs. 
 
These additional costs were a known risk to the project and the work undertaken the ECI phase 
helped better inform AC of the cost of the challenging support logistics required for the project. 
 
Stage 4 – Main Recovery works – D&C Contract - NOT STARTED 

Following the completion of Stage 2, the Council has elected not to enter into a contract with 
SWC for the Main Recovery works.  

Note: Part of the ECI phase includes the development of a suitable contract for these works. 

Delivery of D&C phase, completing: 

Milestone 1 - The Natural Disaster Recovery Works Project which will allow the Kempsey-
Armidale Road and Lower Creek Road to be reconstructed back to their pre-disaster condition 
using current engineering standards and in accordance with the Federal Governments Natural 
Disaster Recovery Funding Arrangements (DRFA) Guidelines and NSW Government 
requirements (funding deed – not yet finalised). 
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It is currently proposed that Milestone 2, 3 & 4 - The “Improvement Works” Projects will follow 
the completion of Milestone 1 project, enhancing the existing road infrastructure at each of 
these three sites.  

It should be noted that the delivery of Milestones 2, 3 & 4 are subject to separate funding deeds 
and constraints including expenditure deadlines. Council is exploring options to determine the 
most appropriate way forward to expend these funds within the set timeframes to ensure the 
funds do not have to be returned to the funding bodies. 

Kempsey-Armidale Road Steering Committee 

The Kempsey Road Steering committee comprises of the following members: 

Name Title and Function 

James Roncon General Manager Armidale Regional Council (Chair) (V) 

Darren Schaeffer Acting Chief Officer Assets & Services Armidale Regional Council (V) 

Ann Newsome Chief Financial Officer Armidale Regional Council (V) 

Cr Sam Coupland Mayor (V) 

Tony Gant TfNSW Support (V) 

Shane Booby TfNSW Assessor (V) 

 

Officers in attendance (non-voting) to include, but not be limited to: 

(Vacant) Manager KARRP Armidale Regional Council 

Alex Manners Acting Project Director KARRP 

Helen Tyrell  Acting Senior Commercial Manager Armidale Regional Council 

Tracy Cooper Project Officer (Secretary) 

Monica Kelly Prevention Partners (Probity Advisor) 

Mitchell Parker NSW Reconstruction Authority 

Karen Symons National Emergency Management Agency (NEMA) 

Contractor Representatives - as requested  

 

(V) = Voting Member 

The information contained within the report is general in nature and provided as a stakeholder 
update only for Council. 

The information in the report is measured to ensure contract and commercial in confidence 
information is protected. 

 

4. Discussion  

The December Steering Committee Meeting was postponed until the second full week of 
February. Following discussions around the need for better financial reporting, the Steering 
committee meetings have been suspended until appropriate financial reporting has been 
developed. It is expected that the next steering committee meeting will be held in May 2024 at 
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the earliest. As a result, the following update has been prepared in the absence of the steering 
committee. 

At the December 2023 OCM, Council considered a procurement strategy which entailed an open 
public tender process to award the D&C contract and a new Project Director John Tomlinson 
and Manager KARRP Peter Steele (formerly a TfNSW Assessor) were introduced. Since that time, 
a significant number of changes have happened in the project. 

Importantly, the project had gained momentum in terms of staff productivity and delivery after 
the change of the previous project director Sen Sample and a target of March was set for the 
commencement of an open tender process in line with the procurement strategy presented to 
Council.  
With the introduction of John and Peter, the momentum increased again and a new target date 
for commencement of the tender process was set for 15 January 2024 – an incredibly ambitious 
timeframe. This timeframe lapsed and a final procurement proposal to members of the 
Executive Leadership Team was conducted 22 January 2024.  
At that presentation, it became apparent that the preparation to date had failed to include and 
address Council’s risk appetite and how it relates to the Local Government Act (1993), the Local 
Government (General) Regulation (2018), and the Tendering Guidelines for NSW Local 
Government. 
The presentation flagged some key risks with the progress of the project, some potential gaps in 
the capability and expertise in the team specifically in terms of governance, and a project pause 
instigated to conduct an Independent Health Check on the project progress to date and conduct 
a lessons-learned prior to the project progressing further. 
Over the following weeks there was a breakdown in trust and working relationship with the 
Project Director where transparency and inclusion significantly impaired and discussions and on 
22 February, unacceptable and hostile behaviours led to the exit of the Project Director. 
The Manager KARRP had resigned due to personal reasons, however following discussions with 
several staff on 21 and 22 February, the resignation was brough forward to the 22 February. 
To support the project and ensure that it continues to progress, Alex Manners – Chief Officer 
Assets and Services has taken a secondment as Acting Project Director for a nominal period of 
six months whilst the recruitment for a replacement Project Director is conducted. 
Key Project Priorities 
One of the key drivers for Alex stepping in was the need to conduct team development 
consistent with Councils culture journey since 2021. It is expected that that Journey will be 
supported by the Dattner group similarly to the support provided to the rest of the organisation 
to ensure the team develop common skills and common language. This process will largely be 
conducted over April and May. 
TSA Advisory were engaged to conduct the Independent Health Check on 15 March 2024. The 
review incorporated scope developed with input from the KARRP team including the recently 
departed Project Director and Manager KARRP. The review incorporates interviews with key 
staff, a technical workshop and a review of the project documentation to date including the 
previously prepared tender documentation. The review is expected to run until the end of April 
and findings presented to ELT and a report developed for the team to use as a tool to plug 
identified gaps and issues. 
During the ECI phase, the understanding of the site, works and challenges were explored and 
the contractor was able to develop a much more accurate costing of the works. This value plus 
the Council costs to support the project exceeded the funding available for the project. This was 
verified through an Independent Technical Review (ITR). As a result, a revised application for 
EPAR funding is being made through TfNSW for additional funds. 
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A significant concern for the project is Council’s cash position. Council has $19M committed 
from TfNSW, but reconciliation is currently being conducted to ensure that Council has a 
positive cashflow supporting the project. 
A natural disaster declaration has been declared for NSW storms and Floods- 1 April 2024 
onwards (AGRN 1119). Some upslope slips blocked the road east of Lower Creek on Friday 5 and 
Saturday 6 April which were cleared by Contractor. The extent of the damage is not known and 
Council has made a submission to opt into the natural disaster and had email confirmation that 
we have now been included in the affected area. The KARRP team will now work to assess the 
extent of damage in preparation for a detailed damage claim. 

 

5. Implications 

5.1. Strategic and Policy Implications 

The activities discussed in the report align with Advancing Our Region - Your Community Plan 
2022-2032 and with Council Delivery Program 2022-2026 as part of:  

5.1.1 Connected Region – Goal 1 - Quality infrastructure makes it safe and easy to 
travel around our region. 

C1.1.4 Partner with the NSW Government to restore and reclassify Armidale-Kempsey 
Road. 

5.2. Risk  

Risks relating to KARRP can broadly be categorised into six areas being Safety, Quality, 
Environment, Financial, Reputational, and Resourcing (People, skills, systems and tools). 

The project is complex by many standards and adding to this the project is a pioneer project in 
NSW being the first of a range of large-scale restoration projects across the state. At over 
$400M, it is the largest transport project ever undertaken by a Local Government let alone 
Armidale Regional Council. As such the risks are often unique and to address them is requiring 
Council to grow and evolve at an incredible pace.  

The work progressed through the ECI phase of the project has allowed he team to better 
identify and place a value on the risks through a structured risk assessment process. The output 
of this process has been the robust estimation of the contingency allowance for the project, 
which has been included in the revised funding submission. 

Safety 

The project is subject to the Work Health and Safety Act (2011) and Work Health and Safety 
Regulations (2017). The risk to Council is complex and requires appropriately qualified and 
experienced experts advising and managing the project. Council has dedicated resources 
working in WH&S on the project. 

The contract will be managed under a “Principal Contractor” arrangement, where the contractor 
is deemed to have the necessary specialty skills and knowledge to manage the safety for the 
activities being undertaken. This does not absolve Council from risk but delineates where 
appropriate knowledge for activity risk mitigation lies.  

In addition, the Contractor will be required to submit industry standard WHS plans. These plans 
ae required to comply with all relevant legislation and compliance will be monitored though 
Council’s dedicated WHS resource assigned to the project. 
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Quality 

Quality management for the project is managed through a range of engineering industry 
standards and guidelines. Due to the unique constraints of the site, a bespoke suite of standards 
for which activities will be completed to is required. The environment, geography, and  

The risk of quality for the project is high due to the complex and unique nature of the project. 
Council and the contractor will work together to ensure the appropriate quality assurance is 
undertaken to ensure the works completed are to the set standards. It is incredibly important to 
collect enough evidence is collected to support assessment against the eligibility criteria under 
the DRFA. Failing to satisfy the evidence requirements may leave Council at risk to cover the 
costs of ineligible work.  

Quality will be controlled through industry standard quality specifications within the contract, 
along with accredited quality management systems to be provided by the contractor. 
Compliance with these standards will be verified through a detailed Inspection and Test plan 
prepared by the contractor and reviewed by the project surveillance team. It is intended that a 
site surveillance team of approximately four staff will be permanently on site for the duration of 
the works. 

Environmental 

The project is subject to the Protection of the Environment Operations (POEO Act) (1997) Act 
and Protection of the Environment Operations (General) Regulation (2022). The Act and 
regulations require Council and the contractor to consider the harm that may come to the 
environment as part of the works. 

Whilst environmental risk is a relatively familiar risk to the civil construction industry, a tailored 
approach to the project is required. 

A Review of Environmental Factors (REF) has been undertaken as part of the project, has been 
audited by third party. As the REF has changed significantly, an entire new REF is required in 
accordance with relevant legislation. The REF nominates the known environmental risks with 
the project and outlines the obligations Council and the contractor have to administer and 
mitigate those risks.  

The contract will be managed under a “Principal Contractor” arrangement, where the contractor 
is deemed to have the necessary specialty skills and knowledge to manage environmental risks 
for the activities being undertaken. This does not absolve Council from risk but delineates where 
appropriate knowledge for activity risk mitigation lies.  

The contractor will be required to address the requirements of the REF and this shall be 
controlled by the Construction Environmental Management Plan, which will be reviewed for 
compliance with the REF prior to the contractor establishing on site. The project surveillance 
team will monitor compliance dung the works. 

Financial Risk 

During the April Audit Risk and Improvement Committee (ARIC), the Audit office of NSW flagged 
that the financial treatment of the Kempsey Armidale Road will be a key audit target for audit 
moving forward. 

All the funding for the project is being provided from NEMA through NSWRA and TfNSW which 
adds to the complexity of funding agreements, risk allocation and administration challenges. 
Until the funding deed with TfNSW is finalised, the mechanisms for financial risk management 
are unknown. 
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One of the greatest risks to the project is for works completed to be deemed not eligible under 
the DRFA guidelines. Council has prepared no budget to cover these items but is exploring ways 
to mitigate this risk.  

The value for the works is significant in proportion to Council’s Annual Capital Works Budget 
which is typically around $30M annually. Even relatively small errors with the project could have 
significant impact on Council for example a 1% error in relation to the project could result in a 
$4M cost to Council. Proportionately, a 10% mistake, however unlikely, could result in a cost of 
$40M.  

It should be noted that there is considerable focus by Council staff to improve confidence in the 
delivery and the project more broadly. This proportionately reduces the financial risk in that 
achieving 98% confidence in the project, for example, reduces the reasonable proportion of risk 
to 2% of $400M or $8M. 

With over $400M being delivered over four years, the volume of cash flow has the ability to 
distort and or hide important financial ratios that indicate Council’s operational financial 
performance. Appropriate segregation of funding management and reporting is required to 
ensure the cash flow does not mask underlying issues. 

During the ECI phase of the process recently completed a detailed risk assessment has been 
undertaken and cost allowance made within the revised funding application to manage those 
risks should they be realised during the project. The contingency amount represents 25% of the 
revised funding application and reflects industry standard levels for a project of this scale and 
current level of development. 

Reputational 

The project has a range of disparate stakeholders including the Lower Creek Community, SWC, 
TfNSW, NEMA, NSWRA, Oven Mountain Pumped Hydro Scheme and the various support 
agencies connected to the community including emergency services. The scale and duration of 
the project impacts the depth to which each stakeholder is affected.  

The greatest challenge with reputational risk is that whilst the touch points are centred on the 
project, Council’s reputation extends with most of those involved beyond the project. For 
instance, Council is dealing with TfNSW on the project, but also deals with TfNSW as part of the 
Road Maintenance Council Contract (RMCC) which is work Council completes on other roads 
within the LA. 

Resourcing (People, skills, systems and tools) 

Council does not have the internal resources to manage the project effectively and typical to 
projects of this size, attracting typical skill sets and resources to the project has been by way of 
tender. Retaining those engaged on the project for the life of the project will become 
challenging due to fatigue with the project and as the project nears its close and other projects 
become available and stable alternatives. 

Where skills, tools and systems do not yet exist within Council, they are being developed and or 
acquired. As the project matures, the development should slow but that is not expected until 
sometime after the main recovery works are underway. 

5.3. Sustainability  

The majority of works are restoration works and under the Disaster Recovery Funding 
Arrangements (DRFA) this means that no betterment can be undertaken. The caveat to that 
however is that works are to be conducted to current engineering standards which allows 
Council to build more resilient infrastructure in place.  
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This means that to rebuild the road, engineering technologies including soil nails and shotcrete 
will be used for works and where they are being replaced, pipes of the appropriate size will be 
installed. What the DRFA guidelines will not allow is upgrades such as the widening and sealing 
of the road, installation of extra signage and barriers. 

Council will work closely with the contractor’s suppliers to ensure more efficient service delivery 
through new and improved technologies to provide best cost benefit to Council and the 
community in the long term. 

5.4. Financial  

The funding for the project comes from the National Emergency Management Agency (NEMA) 
through the NSW Reconstruction Authority (NRA) who deliver the funding to Council via an 
administering agent – Transport for NSW (TfNSW). Each party add in eligibility criteria and 
administration controls. The following table shows the key contracts to date.  

 
Note – Due to the report not making its way to Figures as presented in Project Monthly Report 
– 23 October 2023 

 

A revised project finances breakdown as discussed is proposed to be provided once additional 
financial resources are available to the project. The recruitment process is concluded, and 
review of candidates is underway.  

 

6. Consultation and Communication 

KARRP Communications Manager continues to provide regular updates and respond to 
correspondence directly to the community.  

On April 13, the KARRP team presented an update to the community. Attendance at the 
meeting was reasonable, but the reception showed clear frustration with the lack of progress 
and a focus on improvement of maintenance processes. 

TfNSW have provided a funding deed for Council to consider which will be presented to Council 
once it has been reviewed. 

Prior to entering into the funding deed with TfNSW, a briefing workshop will be arranged to 
familiarise Council with the contents and allow discussion between the relevant parties for 
clarification. 

Budget 
Area: 

Kempsey to Armidale Road Recovery Project 

Funding 
Source: 

NSW State Government (Natural Disasters, Fixing Local Roads & Fixing Country Roads) & 
Australian Government (Natural Disasters). 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

270444 KAR 
AGRN1012  
Main 
Recovery 
Works  

$445,830,255 $35,966,366 $2,663,817 $247,628 $35,403,507 $410,426,748 
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A report was provided to the Audit Risk and Improvement Committee (ARIC) held Tuesday 14 
November as general update. Copies of the monthly Council update reports are provided as part 
of that report. This practice will be ongoing for each ARIC meeting.  

It should be noted that ARIC considered the inclusion of a probity officer as part of the monthly 
steering committee meetings, the clear breakdown of broad risk categories as well as the 
continually updated risk register for the project as a strong indicator, but not guarantee, that 
Council are conducting their due diligence. 

 

7. Conclusion 

It is recommended that Council note information within the project status report regarding the 
Kempsey –Armidale Road Restoration Project noting that the next steering committee is 
expected to be held in May 2023. 
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Item: 11.2  Ref: AINT/2024/04867 

Title: Gates and Stock Grids on Public Roads - For Adoption (Post Public 
Exhibition)  Container: ARC16/0652 

Author: Alex Manners, Chief Officer Assets and Services      

Attachments: 1. Grids and Gates - Letter of Advice BAL Lawyers 240410  

2. Stock Grids - JNC Quotation- (General Manager's Note: The report 
considers a Private Quotation and is deemed confidential under 
Section 10A(2)(d) of the Local Government Act 1993, as it deals with 
commercial information of a confidential nature that would, if 
disclosed (i) prejudice the commercial position of the person who 
supplied it; or (ii) confer a commercial advantage on a competitor of 
the Council; or (iii) reveal a trade secret).  

3. POL087- Gates and Stock Grids on Public Roads Final        

 

1. Purpose 

The purpose of this report is to have Council adopt the revised policy POL087 - Gates and Stock 
Grids on Public Roads following public exhibition and to confirm policy implementation. 

 

2. OFFICERS’ RECOMMENDATION: 

That Council: 

a) Adopt the Policy POL087 – Gates and Stock Grids on Public Roads; 

b) Note implementation of the policy through the commencement of removal of obsolete 
grids and gates and the issue of new permits, in accordance with the Roads Act (1993) 
following appropriate notification to landholders; and 

c) Request that Council establish a subsidy program in compliance with Section 356 of the 
Local Government Act (1993), with a funding contribution to grid permit holders up to 
30% per grid. 

d) Cap the annual budget contribution at $150,000pa for the total value of maintenance 
works completed for stock grids on public roads. 

 

3. Background 

Ordinary Council Meeting 26 May 2021 

Council adopted the Grids and Gates Policy at the 26 May 2021 Council meeting, to come into 
effect from 1 July 2021. The adopted Policy had a 12-month implementation timeframe from 1 
July 2021 to 1 July 2022 for: 

• Council staff to determine ownership of existing grids and gates on Council roads where 
ownership is uncertain. At the end of that period, Council may remove a grid or gate 
where ownership has not been clarified; and 

• Existing grid and gate owners to upgrade, repair, remove or replace non-compliant grids 
and bring them into compliance with the policy as approved on 26 May 2021. All 
associated costs were to be the responsibility of the grid or gate owner. 
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Upon adoption of the Policy at the 26 May 2021 meeting (attached for your reference with 
covering report), Council undertook engagement activities with landowners who may be 
affected by the implementation of the Policy as approved. During this engagement a number of 
questions arose from landowners relating to responsibilities for maintenance and public liability 
insurance. 

As a result of these queries, Council undertook additional review of the Policy and determined 
that changes to the Policy are required.  

Considering feedback from landowners and Council’s insurer, Council staff delayed the 
determination of grid ownership which in turn impacted the implementation of the existing 
policy.  

Ordinary Council Meeting 29 June 2022 

At the 29 June 2022 Council meeting, Council resolved to: 

a. Refer POL087 – Gates and Stock Grids on Public Roads and public feedback to the 

Connected Region Key Pillar Working Group to discuss and make comment on proposed 

grid ownership, maintenance liabilities and transition options; 

b. Extend the ownership nomination period for an additional 12 months for Council staff, 

in consultation with the relevant working group, to determine ownership of existing 

grids and gates on Council roads where ownership is uncertain.  

c. Extend the current transition period for an additional 12 months from 1 July 2022 for 

existing grid and gate owners to upgrade, repair, remove or replace non-compliant grids 

and bring them into compliance with the updated policy POL087, noting all associated 

costs are currently the responsibility of the grid or gate owner as per the policy. 

As reported at the 26 May 2021 Council meeting, there is a need to harmonise the policy on 
grids and gates on public roads of the former Armidale-Dumaresq and Guyra Shire Councils. 

In the former Guyra Shire Council area, there were 80 stock grids on public roads. The property 
owner was responsible for installation and maintenance of the grid and associated signs plus 
maintenance of the road for a distance of 20 metres on both sides of the grid. 

In the former Armidale-Dumaresq Council area, there were 205 stock grids on public roads. The 
owner was required to pay for the installation of a grid, but Armidale Dumaresq Council was 
responsible for maintenance of the road and the grid.  

Where grids were found to be no longer required, they were removed from the road by Council, 
and in some cases given to the landowner if they wanted to reuse them on their own land. 

In the preparation of the Policy as adopted by Council on 26 May 2021, consultation was 
undertaken with by GHD on behalf of Council on the draft policy with the Armidale and Guyra 
branches of the NSW Farmers’ Association.  

Following adoption at the 26 May 2021 Council meeting, a large amount of public feedback on 
the policy and its implementation has been received. Grid and gate condition and ownership has 
not yet been determined for all grids and gates. 

Following the feedback, legal advice was sought to: 

a) Conduct a legal review of Gates and Stock Grids on Public Roads (adopted on 26 May 
2021) (the Policy) to consider whether it is consistent with relevant legislation including 
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the Roads Act (1993), Roads Regulation (2018), Dividing Fences Act (1991) and Local 
Government Act (1993). 

b) Answer the following questions: 

i. Who has ownership of grids when they are installed on roads for which Council 
is the roads authority; 

ii. Who is liable in relation to maintenance and repairs to the grids; and 

iii. Who is liable in the instance that damage is caused by the grids. 

The advice is included as a confidential annexure to the report. 

In summary, the advice provided is as follows: 

a) Council's Policy is generally consistent with the Roads Act (1993), Roads Regulation 
(2018) and other legislation. However, there are amendments to the Policy which 
should be made to ensure the Policy is fully consistent with legal requirements. 

b) In relation to the specific questions asked by Council, we provide the following 

advice: 

i. Council retains ownership of grids when they are installed on roads for which Council 

is the roads authority; 

ii. In relation to liability for maintenance and repairs: 

a. The occupier of the land is liable in relation to maintenance and repairs to public 
gates and grids installed pursuant to Part 9 Division 2 of the Roads Act (1993) (a 
permit granted for a public gate or by-pass); 

b. The person who has a right to control, use or benefit from the public gate or 
grid is liable to carry out maintenance and repairs in relation to public gates and 
grids installed pursuant to Part 9 Division 2 of the Roads Act (1993) (a permit 
granted for a public gate or by-pass), or Part 9 Division 3 (a consent granted for 
other works and structures). 

iii. If damage is caused by the grids it is the responsibility of the persons noted above to 
attend to the maintenance and repair of the grid. 

From the advice it is clear that the structures in the roadway should be treated similar to other 
structures for which Council grants approvals under Section 138 of the Roads Act (1993) such as 
retaining walls, signage and other structures. 

The legal advice regarding ownership does not cite reference to any legislation and is not 
consistent with other structures on the road such as driveway crossovers, signage, café 
amenities, building awnings, telecommunications, power and gas infrastructure.  

The legislated process for application for permit, installation and maintenance obligations being 
the responsibility of the benefiting landholder all point to the ownership of the structure being 
that of the benefiting landholder. 

Ordinary Council Meeting 26 April 2023 

At the Ordinary Council Meeting held 26 April 2023, Council resolved to  

a) Note the revised Policy POL087 – Gates and Stock Grids on Public Roads. 

b) Endorse the placement of revised Policy POL087 on public exhibition for 28 days.  
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c) Run concurrent community engagement sessions in line with the public exhibition 
period, auspice by the Connected Region key pillar working group. 

d) Refer the outcomes of the public exhibition period and the community engagement 
sessions to the Connected Region key pillar working group and finalise the draft policy 
for determination by Council. 

e) Note, following that above, the implementation of the policy through the 
commencement of removal of obsolete grids and gates and the issue of new permits in 
accordance with the Roads Act (1993) following appropriate consultation with 
landholders. 

During the exhibition period, the policy was placed on public exhibition on Council’s Have Your 
Say Website.  

Further, in accordance with the Council resolution at the OCM held 26 April 2023, the policy was 
referred to Cr O’Connor on 2 May 2023, the Chair of the Connected Regional Key Pillar Working 
Group to arrange the community engagement sessions. 

During the Councils 28-day public exhibition period, three submissions were received. All three 
have had preliminary letters sent acknowledging their submissions and these submissions have 
been referred to the Chair of the Connected Regional Key Pillar Working Group. 

Lack of consultation was mentioned multiple times as well as implementation concerns.  

One submission nominated that the only mechanism for harmonisation was for Council to adopt 
the ownership and maintenance of all grids in the Local Government Area. It is not 
recommended for Council to commit to take on the maintenance of these assets as it would be 
in contravention to Section 142 of the Roads Act (1993). 

Two of the three submissions questioned the liability for accidents associated with the 
structures being maintained by landholders and the current state of the assets. 

The cost impost to landholders was flagged as a high concern as well as ongoing costs and 
standard of maintenance. One submission made suggestion that Council make provision for the 
maintenance and charge a fee to the landholder for that work.  

It should be noted that this mechanism is proposed under the policy as part of section 5.1.2 - 
“Council can undertake maintenance of the grid and adjacent road pavement if nominated by 
the grid owner. See current Council fees and charges. Costs will be charged to the grid owner”.  

Further, for new grid installations, it is proposed under part 4.2 of the policy that “Council can 
provide and install a grid (including associated pavement works) if nominated by the applicant. 
See current Council fees and charges. Costs will be billed to the grid owner and are to be paid 
prior to construction”. 

One submission raised concerns over the imposition of a Special Rate Variation and the 
implementation of the policy as a reduction in service. 

The submissions nominated fencing as an alternative to stock grids being cost prohibitive. It is 
clear that the most cost-effective solution is dependent on the length of fencing required and 
the type of fencing used. The cost of fencing per kilometre ranged from $12,500 to $20,000 
between the submissions.  

The responses flagged changing the fencing arrangements would raise some logistical challenges 
including separation of stock from water. These are valid concerns and should weigh into the 
cost benefit analysis for individual landholders to inform their decision to fence road reserve or 
install and retain grids. 
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A common theme was the location of constructed roads not aligning with the cadastral road 
alignment. This is prevalent throughout NSW and this policy and report does not seek to address 
this.  

Constructively one submission recommended to stage the implementation over a number of 
financial years. This is a practical way to spread the costs of any required upgrades and or 
replacements. It is proposed that as the policy is implemented, that reasonable timeframes for 
reconstruction and upgrades are negotiated with individual landowners that does not exceed 24 
months. 

During the public exhibition period, minor formatting was undertaken by Council staff. 

No further public consultation was made during this time. 

Ordinary Council Meeting 28 June 2023 

Following public consultation, the policy was then presented to Council for consideration and 
adoption with the results of the public consultation and responses provided by Council staff. 

At the Ordinary Council Meeting held 28 June 2023, Council resolved to: 

a) Defer consideration of the Gates and Stock Grids on Public Roads Policy POL087 to the 
Ordinary Council Meeting for September 2023. 

b) run community engagement sessions auspice by the Connected Region Key Pillar 
Working Group. 

c) refer the outcomes of the public exhibition period and the community engagement 
sessions to the Connected Region Key Pillar Region Working Group and finalise the draft 
policy for determination by Council. 

d) Note, following the above, the implementation of the policy through the 
commencement of removal of obsolete grids and gates, and the issue of new permits in 
accordance with the Roads Act (1993) following appropriate consultation with 
landholders. 

At that Council meeting, the history of consultation was flagged and the request for deferral 
until the September 2023 Ordinary Council Meeting. 

Ordinary Council Meeting 27 September 2023 

At that Council meeting, an update on the consultation progress was made and at the request of 
the Connected Region Key Pillar Group (CRKPWG), Council deferred consideration of the policy 
until the October 2023 Ordinary Council Meeting. 

Ordinary Council Meeting 25 October 2023 

At that Council meeting, an update on the consultation progress was made and at the request of 
the CRKPWG, Council deferred consideration of the policy until the November 2023 Ordinary 
Council Meeting. 

Ordinary Council Meeting 13 December 2023 

At that Council meeting, an update on the consultation progress was made and at the request of 
the CRKPWG, Council deferred consideration of the policy until 2024 pending consideration by a 
working group. 
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4. Discussion  

The working group consisting of Clrs Coupland, Redwood, Packham and Galletly met in early 
2024and requested that the Policy be revised to reflect the following broad points and if not 

possible, look at ways to achieve as close to those as possible: 

  
Ownership of grids 

•     ARC owns the grid 

o  Depreciate over 40 years 

o  It is noted that ARC has estimated a cost per grid of $25,000. Based on 

experience this figure appears grossly inflated 

•     ARC determine which grids need to be replaced and when – this will inform the 
depreciation schedule 

  
Who pays 

•     Landholder pays for  

o  a replacement grid if internal 

o  any new grids 

•     ARC pays for a boundary grid (or puts some $$ aside each year to fund as 
necessary) 

•     ARC installs all grids  
  
Maintenance of approaches (20m) 

•     ARC maintains the grid and approaches at cost 
  

Following the request, Council officers sought Legal advice regarding the questions.  

Summary of Advice 

The Legal advice provided for two important points of clarification 

Ownership 

In Summary, the advice flags a grid is interpreted as a structure which form part of the road and 
as such, the definition of “road” under the Roads Act for Local Roads, where Council is the 
authority, Council would be the owner as a freehold estate in land, rather than other property. 

The Council’s ownership of public roads under s.145 of the Roads Act is subject to any exclusions 
which apply under s.146. For example, the dedication of land as a public road does not affect 
the rights and liabilities of a person who has the benefit of an easement over a road.  

Approvals and Maintenance Liabilities 

Section 138 

Section 138 of the Roads Act provides that a person must not do certain things in relation to a 
road otherwise than with the consent of the roads authority. Relevantly, this includes the 
removal of or interference with a structure or work on a public road – a permit under section 
138 of the act would be required for installation or other for a stock grid.  

Section 128 

Under section 128 of the Roads Act, a roads authority may issue a permit to the occupier of any 
land through which an unfenced public road passes allowing that person to erect a gate across 
the road at any place at which the road intersects a boundary fence. The obligation to maintain 
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any such public gate then lies with the ‘permit holder’, rather than being explicitly linked to the 
owner of those works.  

The permit holder is also subject to additional obligations in connection with the gate under Part 
6 of the Road Regulations. Each successive occupier of the land would become the holder of the 
permit, and thereby responsible for its maintenance. If the permit is revoked, the occupier of 
the land the subject of the public gate permit must remove the gate. 

Section 142 

Maintenance liability essentially lies with the permit holder- likely being one or more 
landholders. 

Section 142(1) of the Roads Act provides that a person “who has a right to the control, use or 
benefit of a structure or work in, on or over a public road” must, in summary, maintain the 
structure in a satisfactory state and keep any structures and the surrounding road surface in a 
state which will allow smooth passage of traffic. 

This applies to all structures and works within a public road, including structures and works for 
which there is no consent in force under Division 3 of the Roads Act which includes section 138. 

The obligation under s.142(1) to maintain a structure does not apply to a member of the public 
is entitled to pass along a public road (whether on foot, in a vehicle or otherwise) and to drive 
stock or other animals along the public road. 

In our view, the reference in s.142 to a person “who has a right to the control, use or benefit of 
a structure or work” encompasses a broader range of persons than just the owner of the 
structure or work. For example, if a grid or gate is benefitting a person by assisting them to 
manage the movement of their sheep or cattle, then, in our view, they are deriving a benefit 
from that structure which goes beyond the ordinary rights of passage of a member of the public 
or access by an adjoining landowner. In our view, this is particularly the case if they hold an 
approval under section 138 or a permit under section 128. 

There is some ambiguity regarding how s.142 operates if there are multiple persons who 
control, use or benefit from a structure. Section 142 refers to a person with “a right” not “the 
right,” which implies that it is intended to capture multiple people with an interest in the 
structure. However, the Act does not explicitly set out how any maintenance burden should be 
apportioned between those people. Please let us know if you would like further advice on this 
matter. 

Cost for Grids 

An outcome of the working group was that the cost for a grid at $25,000 was excessive. To 
clarify the value, Council officers requested quotations from external providers for the total cost 
to install a grid and associated infrastructure, conducted an internal quote and looked at 
currently adopted fees and charges. 

The Currently adopted fees and charges include the following fees: 

Charge Name Adopted Fee for 2022/2023 
Financial Year 

Unit Rate 

Ramp Supply and Installation 
on Public Roads – 2.44m wide 

$27,633.00 Per Ramp 
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Supply and install gravel to 
stock grid approaches 

$334.00 

Per ramp 

(nominal 20m on both 
approaches) 

 

Seal approaches to stock grid $14,918.00 

Per ramp 

(nominal 20m on both 
approaches) 

Stock Grid Drainage 
Maintenance 

Includes labour, plant hire and 
materials 

Stock Grid Maintenance - 
Drainage Maintenance 

$900.00 Per Ramp 

 

During the request for quote process, only one quote received from External Contractor based 
on Grid Specifications including: 

• 6m Wide Grid; 

• Side Gate; 

• Fencing to Road Boundaries; 

• Signage; and 

• Side Track and Approaches. 

• Fully compliant installation for a 20m wide road reserve within 30KM of Armidale and 
without any additional site constraints 

Importantly, the quote excludes any culvert drainage but does include a seal at the approached. 
If a seal is not incorporated, the cost for drainage would increase close to reciprocal in value. 

The quote received was in the order of $68,000 Excl. GST. Separately, Council officers revised 
their pricing and estimate their costs to be in the order of$46,000 Excl. GST. 

Based on these figures, and taking into account the quotation limitations, it would be 
reasonable for Council to adopt a value in the middle of these values to take into account items 
being $57,000 Excl. GST. 

Potential to Subsidise the Maintenance Obligations 

The Councillor request was to get as close to the proposal for Council to own and maintain at it’s 
cost, all Grids within the Armidale Local Government Area whilst remaining compliant with the 
relevant legislation. 

The legal advice essentially identifies Council as the owner of the grids structures in the road but 
flags that liability for maintenance sits with the permit holders being landholders. 

An option available to Council is the potential to subsidise the maintenance of grids under 
Section 356 of the Local Government Act which states: 
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Section 356 

(1) A council may, in accordance with a resolution of the council, contribute money 
or otherwise grant financial assistance to persons for the purpose of exercising 
its functions. 

Council may wish to implement a subsidy program and allocate a nominated a subsidy rate and 
funding cap for maintenance activities associated with Grids on Public Roads.  

The recommendation to Council has been nominated to reflect this outcome with a subsidy 
program with a rate of a 30% contribution from Council to each grid. It is proposed that the 
2024/25 draft budget allocate an amount of $150,000pa for maintenance activities related to 
stock grids on public roads. 

Implementation 

Inspections have been conducted on most identified gates and stock grids to confirm condition 
and determine likely landholders that gain benefit from the structures in accordance with the 
actions nominated as part of the report to council at its 26 May 2021 Council meeting. 

The cost to remove a grid and or gate including some minor remediation has been estimated at 
approximately $3,000 - $5,000 Excl. GST. It is proposed that for grids and gates with no clear or 
nominated beneficiary or are no longer required, the removal of gates and grids will be 
incorporated into the unsealed road maintenance program.  

For grids and gates where, beneficiary landholders have been identified and are still required, 
new and current permits will be issued in accordance with the policy. 

In the former Guyra Shire Council Area, following the issue of a permit, no further action will be 
required. 

In the former Armidale-Dumaresq Council area – a program of repairs and maintenance will 
agree to leave all grids and associated pavement in a serviceable state prior to handover to the 
benefiting landowner in accordance with the report to council at the May 2021 Council meeting.  

It is not proposed to commit to upgrades and or replacements (capital works) of any grids or 
gates. Following the completion of any required works to make the structure serviceable, the 
ongoing maintenance of the structure and the roadway 20m either side of the grid will be the 
liability of the permit holder in compliance with the relevant legislation. 

Development of a subsidy program and establishment of budget to support permit holders with 
grid maintenance in compliance with the Council resolution. 

 

5. Implications 

5.1. Strategic and Policy Implications 

Reviewing and implementing the policy aligns with Advancing Our Region - Your Community 
Plan 2022-2032 and with Council Delivery Program 2022-2026 as part of:  

Connected Region – Transport and Technology 

• C1 – Quality infrastructure that makes it safe and easy to travel around our region – 
Strategies: 

o C1.1 Build and maintain quality, safe and accessible road transport 
infrastructure including roads, footpaths, kerbs, bus stops and parking facilities. 

Strong Region – Engagement and Responsibility 
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• S2. Strong governance and leadership that supports our region to grow and 
prosper. 

o S2.3 Manage public resources responsibly and efficiently for the benefit of 
the community 

S2.3.5 Manage our assets responsibly to ensure greater lifespan and usability and 
to reduce financial burden. 

5.2. Risk  

Economic Risk  

The annual cost for maintenance activities associated with grids and pavement either side is 
unknown at this time, but the change in practice will reduce costs to Council’s maintenance 
operations. 

In accordance with the Roads Act (1993), the cost for maintenance and repair for grids and gates 
lies with the permit holder – the landowner who has benefit for the grid. The economic risk to 
Council is low with regards to this. 

There exists a risk that future drainage maintenance and mowing costs along some roads could 
increase due to adoption of fencing rather than grids by landowners. 

There will be ongoing costs to Council in the form of inspections for which costs are not 
recoverable but are important for Council to complete in its role as the Local Roads Authority. 

Financial impacts will be explored in section 5.4 for the event that the officer’s recommendation 
is not the adopted resolution. 

Reputation Risk 

The delay in implementing the policy has created frustration amongst landowners and over the 
proposed and potential outcomes. Components of the policy and its implementation are likely 
to be unpopular with affected landholders. 

More broadly, the revised policy and implementation will ensure Council is consistent with 
legislation and other LGAs. 

Operational Risk 

Operationally, the implementation addresses the current operating conditions and maintenance 
liabilities. Failing to act on the proposed recommendations will extend these liabilities. 

Legislative and Regulatory Risk 

Legal advice has confirmed the revised policy as proposed at the June 2023 Ordinary Council 
Meeting aligns with the Roads Act (1993) and the Roads Transport (General) Regulation (2018). 

It is noted that the subject of several of the submissions received during the exhibition period 
have made appeal for Council to take ownership and maintenance responsibility for stock grids 
and gates on public roads. Council have been provided legal guidance regarding this. 

Part 9 Division 2 of the Roads Act (1993) regulates the erection of Public Gates across public 
roads and Part 9 Division 3 regulates Other Works and Structures. Both require permits issued 
under Section 128 (Gates) and section 138 (Grids) of the act and sections 129 and 142 
respectively describe the permit holder or benefiting party as having the liability for 
maintenance of structures. 
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In the event that the officer’s recommendation is not the adopted resolution, further legal 
guidance and insurance advice may be sought as to the implications for claims made against 
Council in relation to the structures. 

5.3. Sustainability  

Efficient and well maintaind roadways are essential to sustainable farming. Well maintained 
fences, cattle grids and gates are essential in ensuring animals remain confined to their 
designated areas, and do not wander, creating additional impacts to the soil and waterways or 
become a public safety or biosecurity hazard.  

Aproporiate and clear policy ensure these asets and structures can be maintained and that the 
efficient operation of the transport network can be preserved. 

5.4. Financial  

The implementation of the policy and ownership, maintenance and transition to landholders will 
likely have a financial impact unable to be determined at this time but it is estimated at 
approximately $60,000 as part of the 2023/2024 financial year. 

If Council adopt the recommendation as proposed, an additional $150,000 will be allocated in 
the 2024/2025 operational budget to support the contribution program. 

 

Council also will see a cost estimated to be $3,000 Excl. GST per grid to remove unclaimed grids 
from the road network. Council’s current expenditure on grid maintenance will remain 
unchanged until the end of the transition period at approximately $8,300/per month adjusted 
for CPI.  

There are approximately 285 Stock Grids and an unknown number of gates in the Armidale 
Regional council Local Government Area.  

The current replacement cost for a gate has been estimated at approximately $5000 Excl. GST 
and the cost to replace a grid has been estimated at $57,000 Excl. GST. The total current 
replacement cost for all the stock grids in the Armidale Regional Council LGA is estimated to be 
approximately $16.25M. 

 

6. Consultation and Communication 

The policy has been placed on public exhibition for 28 days and the three submissions received 
have been referred to the Connected Region key pillar working group.  

The community engagement sessions auspice by Cr O’Connor, the Chair of the CRKPWG has 
been undertaken. 

Budget 
Area: 

Construction and Maintenance – Internal Customers 

Funding 
Source: 

General Fund 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

270400 Rural Un-
sealed Roads 
Planned 
Maintenance 

$877,531 $709,960 $9,680 $60,000 $779,640 $97,891 
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Following adoption of the policy POL087 – Gates and Stock Grids on Public Roads, the policy will 
be placed on Council’s website. 

Consultation will continue to determine the benefiting landholder for each grid and gate and the 
commencement of removal of obsolete grids and gates and the issue of new permits in 
accordance with the Roads Act (1993) following appropriate consultation with landholders. 

If the recommendation as proposed is adopted by Council, separate consultation to support the 
contributions plan under Section 356 of the Local Government act (1993). 

 

7. Conclusion 

The current policy POL087 – Gates and Stock Grids on Public Roads transition period concluded 
on 30 June 2023. The policy has been revised and was placed on public exhibition for 28 days 
receiving only three submissions. Following further consultation by the Connected Region Key 
Pillar Working Group, a further two submissions were received as well as summary from the 
group itself. The policy has not yet been adopted by Council. 

Council staff have completed most inspections required to determine grid and gate condition 
and ownership. Staff have proposed an implementation pathway incorporating issue of new 
permits in accordance with the Roads Act (1993) appropriate consultation with landholders. 

It is proposed that Council adopt Policy POL087 – Gates and Stock Grids on Public Roads and 
that Council note the implementation of the policy including the issue of new permits will 
commence immediately. 

It is also proposed that a subsidy program be established in accordance with Section 356 of the 
Local Government act (1993) to subsidise the cost of maintenance of stock grids on public roads. 
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Item: 11.3  Ref: AINT/2024/12140 

Title: Former Tip Shop Site - Lease Request from Armidale Men's Shed 
 Container: ARC24/6601 

Responsible Officer Acting Chief Officer Assets and Services  

Author: Guada Lado, Manager Regional Waste      

Attachments: 1. Former Tip Shop Lease Request - AMS Value Proposition to Council  

2. Armidale Real Estate Lease Valuation - Old tip shop, Long Swamp 
Road        

1. Purpose 

To provide Council with a lease option for the use of the former Tip Shop site, as requested by 
the Armidale Men’s Shed.  

 

2. OFFICERS’ RECOMMENDATION: 

That Council: 

a. Agrees to enter into a 24-month lease agreement with the Men’s Shed for the former 

tip shop premises, 108 Long Swamp Road, Armidale. 

b. It is proposed that the lease agreement:  

• is set at $200 per week, which is inclusive of a 50% discount from the 

commercial lease value of the site, in support of the Men’s Shed as a valuable 

community organisation. 

• includes a rent-free honeymoon period for onsite storage of materials whilst 

required works are conducted, and until the site is ready for occupancy. 

 

3. Background 

With the relocation of interim Second-Hand Goods Shop service to a vacant shed within the 
Armidale Waste Management Facility, the former Tip Shop location is currently vacant whilst a 
permanent solution is being developed. The two sites are being considered as options for the 
long-term suitability of this service, which will leave Council with one vacant site. A commercial 
lease valuation for both sites has been undertaken to assess the commercial lease value for each 
asset.  

The former Tip Shop site has a key advantage is its position outside the Waste Management 
Facility, making it more suitable for contractors (if externally operated) and general public 
access. Due to the age and former use of the facility, a scope and timeline building works has 
been determined with costs being ascertained, to reinstate the facility for future use. With 
renovations, the commercial lease appraisal for this site is between $21,000 to $23,000 per 
annum, plus GST. 

Meanwhile, the Armidale Men’s Shed has expressed interest in leasing Council’s old Tip Shop 
site for their operations due to the unsustainable rent increases at their current location.  

The Armidale Men’s Shed has been operating since 2006, has 71 male and female members to 
provide a gathering place for companionship and skills exchange for wellbeing and emotional 
support. They have been commissioned by various organisations to use their woodworking skills 
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for the construction of outdoor seating for national parks, stage sets, toys and a variety of repair 
jobs.  

Unfortunately, their operation may cease by the end of April, unless they can secure an 
affordable site. They have identified the former Tip Shop site as a suitable location for their 
operations, having exhausted other possible options.  

Subsequently, the Armidale Men’s Shed is seeking Council’s support for: 

• Securing a lease agreement at a reasonable rate in line with their non-profit status. 

• Storage for equipment and timber materials until the site is available to be occupied 
(timeline to be determined). 

4. Discussion  

Should the Council wish to support the Men’s Shed with the requested lease agreement, it must 
be understood that the timeframe for occupation is dependent on existing resourcing, budget 
allowance, and availability of external contractors.  

The scope of works to restore the site to a suitable condition for the Men’s Shed has been 
developed and costs and timeline are being determined. 

So as not to impact on Council’s budget, regular operations, or planned activities, it is suggested 
that: 

• The Men’s Shed may need to close for a few months until the required site works can be 

completed. Whilst these works are conducted, a rent-free honeymoon period for onsite 

storage of materials can be provided to facilitate the Men’s Shed’s requirement to 

vacate their current premises. 

• The lease amount is set at $200 per week, which is inclusive of a 50% market discount, 

in support of the Men’s Shed as a community organisation.  

• Council support the Men’s Shed in obtaining grants to make further improvements or 

enhancements to the premises, with partnerships like these viewed favourably by the 

State Government.   

• The former tip shop site remains an option to be considered for the long-term solution 

of the Second Hand Goods Services. Should Council determine that the site is still the 

most suitable for its long-term Second Hand Goods Service, it could return to that 

location and offer the current site within Armidale Waste Management Facility as a 

future lease option for the Men’s Shed.  

 

A lease agreement with the Men’s Shed could be mutually beneficial, providing the identified 
benefits to Council: 

• Lease income and activation of an otherwise vacant site. 

• Partnership and support for a community group focused on improving mental wellbeing 

in the community.  

• Synergies with waste reduction objectives through the promotion of repair and 

upcycling.  
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5. Implications 

5.1. Strategic and Policy Implications 

The outcomes relate to the CSP goals: 

E2.6 – Encourage, support, and promote community groups and volunteers in their invaluable 
contributions to community life. 

F1.3- Foster collaborations that improve understanding and action to protect our natural 
environment. 

F1.3.2 Support local environmental groups through in-kind and financial support, where 
agreed, to facilitate improved environmental outcomes. 

5.2. Risk  

Social risk: The Armidale Men’s Shed is a highly regarded community organisation that provides 
beneficial services to its members and partner organisations. There is a risk our community 
would lose this service should a viable lease opportunity not be found.   

Operational risk: The risk of impact to current operations can be mitigated with adequate 
consideration of lease terms, and ensuring site inductions and procedures for contractors and 
visitors on the potential lease site.  

Economic and reputational risk: A commercial lease valuation has been obtained to ensure 
fairness to both parties.  

5.3. Sustainability  

Sustainability implications: 

• The lease area is currently owned by the Council and would benefit from site 

maintenance, enhancements, and grant projects through the lessee.  

• Social procurement by enabling a non-profit organisation access to an affordable lease. 

• Potential synergies between waste diversion through repair and upcycling of goods 
otherwise destined for landfill.  

5.4. Financial  

 

The commercial lease appraisal determined the value of the lease to be $21,000 to $23,000 per 
annum and the proposed 50% discount will reduce the lease revenue to $10,400 per annum for 
the two-year lease period.  

Budget 
Area: 

Waste 

Funding 
Source: 

Waste Recovery Services 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

 Former Tip 
Shop 
Building 
Works 

$0 TBD TBD ($10,400) TBD  
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The full costs of clean-up and restoration of the site are yet to be determined, but the lease 
income can be used to recover part of the associated costs to the Council. 

 

6. Consultation and Communication 

The Men’s Shed has contacted Council officers, who have reviewed the situation and prepared 
this report to Council for its decision.  

 

7. Conclusion 

Council has the opportunity to support the Armidale Men’s Shed community group with its 
request for a discounted lease and interim storage at the former Tip Shop site as they prepare to 
vacate their current site. A discounted lease that does not impact on Council’s operations would 
be mutually beneficial in the provision of income to offset part of the costs of clean-up and 
restoration of the site, keeping the Armidale Men’s Shed viable for mental-health and wellbeing 
support to the community, and keeping reusable goods out of landfill. 
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Item: 13.1  Ref: AINT/2024/02536 

Title: Traffic Advisory Committee - Minutes of the meeting held 6 February 
2024  Container: ARC16/0168-8 

Responsible Officer Acting Project Director Kempsey Armidale Road Restoration Project  

Author: Claire Butcher, Transport Administration Officer      

Attachments: 1. Minutes - Traffic Advisory Committee 6 February 2024   

2. Agenda -  Traffic Advisory Committee 6 February 2024        

 

RECOMMENDATION: 
That in relation to the Traffic Advisory Committee Meeting held 6 February 2024, that Council: 

a) Note the “Minutes of the Traffic Advisory Committee meeting held on 6 February 2024  

b) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 
2024 Weekly Race. 

c) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 
Criterium 2024 Weekly Race, once documentation of approvals from the business and 
construction companies currently occupying Waller Avenue & Cameron Drive. 

d) Endorse the use of Armidale Regional Council local roads only for the Austin Page 
College coast run, in accordance with the submitted Traffic Management Plan; 

i. subject to any special conditions required by NSW Police in the Section 40 
approval.  

ii. be provided copies of required approvals from Transport for NSW, Bellingen, 
Coffs Harbour and Clarence Valley Councils for the use of respective roads under 
their management. 

e) That Council note Traffic Advisory Committee endorsed: 

i. The Guyra Lamb and Potato Festival to be held adjacent to the New England 
Highway from 17 January to Sunday 28 January 2024. 

ii. The road closure of Bradley St, Guyra between Ollera St and McKenzie St on 
Saturday 27 January 2024. 

f) Endorse the temporary road closure of Canambe Street, Armidale between Dumaresq 
and Kirkwood Street, Armidale for the Armidale & New England Show from 6:30pm 
Thursday 29 February 2024 until 10pm on Sunday 3 March 2024. 

g) Endorse the requested road closures and traffic management for the 2024 Autumn 
Festival 

h) Endorse the Special Event Transport Management Plan for Culture Fest 2024 and 
associated road closures of Faulkner Street, Armidale between Dumaresq Street and 
Kirkwood Street, Armidale between 6am Friday 8 March 2024 and 10.30pm on Saturday 
9 March 2024. 

i) Endorse the installation of a Bus Zones at the following locations; 

i. Niagara Street, Armidale adjacent to 246 Donnelly Street, Armidale 

ii. Rusden Street, Armidale on the eastern end of the existing Bus Zone outside 
Drummond Memorial School. 
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iii. Queen Elizabeth Drive, Armidale adjacent to Girraween Shopping Centre to a 
full time Bus Zone from the existing time restricted zone. 

1. Purpose: 

This report is to provide Council with the agenda, minutes, and action list of the Traffic Advisory 
Committee (TAC) meeting held on Tuesday 6 February 2024 which details and recommendations 
to Council for consideration and adoption. 

 

2.  Discussion 

To consider the recommendation advice provided by the TAC, a Transport for NSW (TfNSW) 
committee comprising of experts from TfNSW, Police, State Member representative, ARC 
Councillor and Armidale Regional Council (ARC) technical officers.  

Council is not bound by the advice given by the TAC. However, if Council does wish to act 
contrary to the unanimous advice of the TAC or when the advice is not unanimous, it must 
notify TfNSW & the NSW Police and wait 14 days before proceeding. 

The TAC has no decision-making powers and is primarily a technical review committee. It only 
advises the Council on matters for which the Council has delegated authority, being certain 
prescribed traffic control devices and traffic control facilities. 

The Council must refer all traffic related matters to the TAC prior to exercising its delegated 
functions. Matters related to State Roads or functions that have not been delegated to the 
elected Council and must be referred directly to TfNSW or relevant organisation. Such matters 
must not be referred to the TAC. 

 

3. Report: 

At its meeting held 6 February 2024 that the TAC considered ten items, with only seven items 
requiring endorsement from Council: 

Visitor Information Centre 

The Team Leader of the Visitor Information Centre (VIC) has requested a review into the safety 
of the entry to the carpark from Marsh Street, Armidale and to make changes to the Caravan 
Parking area to improve the facilities for visitors. 

At the December meeting Council endorsed  

a) Closure of the Marsh Street, Armidale entry into the Visitors Information Centre car 
park, with all vehicles requiring to enter via Dumaresq Street, Armidale. 

b) Provision of an additional 2 Caravan Parking spaces by repurposing 4 car parking spaces 
and extending the length of the existing parking bays by 2m to the south to comply with 
Caravan Parking requirements. 

Further discussions with The Team Leader of the Visitor Information Centre (VIC) led to changes 
in the above recommendations. 

Council staff will conduct swept path analysis and take the matter back to the Traffic Advisory 
Committee (TAC). 

Proposed improvements to flat top humps Bradley Street, Guyra 

At community meetings held in Guyra in 2023 concerns were raised about speeding vehicles in 
Bradley Street. Guyra with a resultant effect on pedestrian safety. 
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Members of the Guyra Progress Association addressed the TAC December 2023 meeting and 
provided a written document outlining their concerns. 

After the flat top humps were installed, concerns are being raised that pedestrians and 
motorists were not sure how to use the new humps causing confusion and a near misses   

Council staff and TAC as a matter of urgency discussed how to address these issues and make 
them safer for pedestrians and motorist. 

Special Event Transport Management Plan - Armidale Cycling Club Weekly Road Races 2024 

The Armidale Cycling Club conducts weekly road races using Boorolong Road, Dangarsleigh 
Road/Enmore Road, Boorolong Road and Long Swamp Road within the Armidale Regional LGA. 
This series of events has been conducted over many years. 

Special Event Transport Management Plan Armidale Cycling Criterium 

Tabled at the meeting alongside the road race SETMP was the Armidale Cycling Criterium which 
is a weekly race on Saturday afternoon over the summer months. 

The Armidale Cycling Club was previously making use of the Traffic Education Centre (TEC) for 
criterium races on Saturday afternoon over the summer months; however, with recent weather 
this is currently in bad state and unsafe for riding.  

As an alternative Council endorsed the proposal to use the loop road (Waller Ave/Cameron 
Drive) Armidale at the airport business park for club criterium races for 2023.  

The request to continue in 2024 was considered and endorsed by TAC.  

Special Event Traffic Management Plan - Austin Page College Coast Run 2024 

The 44th Annual Austin Page College Coast Run is being held over two consecutive days 
commencing at Austin Page College, Armidale, Friday 23 August 2024, and concluding at the 
Coffs Harbour Jetty, Saturday 24 August 2024. 

Special Event Transport Management Plan - Armidale & New England Show 2024 

The annual Armidale & New England Show for 2024 will occur from the 29 February to 3 March 
2024. The road closure has occurred for many years without incident to ensure the safety of 
those attending and competing at the show. 

The organisers are looking to close Canambe Street as has been done previously, at the 
Kirkwood Street end of Canambe Street, and a vehicle access checkpoint set in off the 
Canambe/Dumaresq corner to allow for the safe access onto the Showground for large vehicles, 
particularly cattle trucks and horse floats. 

Special Event Transport Management Plan - Guyra Lamb and Potato Festival 2024 - Concluded 

The Guyra Lamb and Potato Festival is an annual event. The main activity adjacent to the New 
England Highway in Guyra. Please note this event occurred Wednesday 17 January to Sunday 28 
January 2024.  

Special Event Transport Management Plan - The Armidale Autumn Festival 2024 

The Armidale Autumn Festival is an Armidale institution that commenced in the 1990s.  

The street parade plays a pivotal role in the success of the festival and provides a high level of 
community participation. The return of the Campus to City Canter also provides additional 
community participation from our more active members of the community. 
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Special Event Transport Management Plan Culture Fest - Saturday 9 March 2024 

Culture Fest is a multicultural community event, held annually in Armidale NSW, hosted by the 
University of New England in partnership with Armidale Regional Council. The festival highlights 
some of the many cultures and communities based in Armidale and the New England region. 
International students from UNE, members of the CALD community and locals are invited to 
participate and run food stalls on behalf of their home countries and can perform traditional 
song and dance to the community showcasing traditional customs and culture.  

The event requests the closure of Faulkner Street, Armidale providing a safe zone for the 
community attending the event. 

Provision of Bus Zones for new Armidale City bus routes 

As part of the improvements to bus services in Armidale as part of the 16 Cities Armidale 
Services Plan, suitable locations and changes to existing bus stops was identified. These changes 
are designed to improve the service for the citizens of Armidale. 

Transport for NSW in conjunction with Edwards Coaches, Council staff and the public have 
conducted an extensive review over the past 12 months of the existing bus routes with the 
intention of making the bus service more fit for purpose. 

As part of the review new bus stops were identified and stops that are no longer required for 
removal. 

 

4. Strategic Directions: 

The function of the TAC aims to maintain safe and effective traffic facilities on the road network 
to industry and legislative standards.  
The activities and recommendations align with Advancing Our Region - Your Community Plan 
2022-2032 and with Council Delivery Program 2022-2026 as part of:  
Connected Region – Transport and Technology 

• C1. Quality infrastructure makes it safe and easy to travel around our region. 
o C1.1 Build and maintain quality, safe, and accessible road transport infrastructure 

including roads, footpaths, kerbs, bus stops and parking facilities. 

• C2. Transport and technology that enable connectivity both locally and outside the 
region. 
o C2.1 Provide access to public and private transport services that link our 

community to our local towns and villages, other regions, our local attractions, 
and lifestyle infrastructure. 

 

5. Relevant Legislation 

• The Roads Act (1993) (Roads Act) 

• The Road Transport (General) Regulations (2021) (Road Transport Regulations) 

• The Road Rules (2014), (Road Rules Legislation) 

• A guide to the delegation to Council for the Regulation of Traffic (Delegation to 
Council - Regulation of Traffic Guidelines) 
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6. Financial Implications 

Traffic for NSW (TfNSW) Block Grant. 

TfNSW provides block grants to Council as a contribution towards the cost of works on Regional 
Roads, under the terms of the Block Grant Agreement. Block Grants may be spent on 
preservation, restoration and enhancement works to the extent provided for in the Block Grant 
Agreement. 

Every council has entitlement to an annual block grant. The grant comprises a roads component 
and a supplementary component (both available for works on Regional Roads) and a traffic 
facilities component (which may be spent on works on Regional Roads as well as traffic facilities 
on Local Roads). 

 

 

Special Event Traffic Management will be implemented by Council staff and costed to the 
responsible department. 
 

7. Conclusion 

That Council note the minutes of the TAC meeting held on Tuesday, 6 February 2024 and the 
recommendations to Council for endorsement. 

  

Budget 
Area: 

 

Funding 
Source: 

Private Works – Organiser to be charged. 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 

Expenditure 

Remaining 
Budget 

Item (f) Road Closure N/A N/A Nil $526.71 Nil Nil 

Budget 
Area: 

Events and Activation 

Funding 
Source: 

Events and Communications Teams 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 

Expenditure 

Remaining 
Budget 

210713 
Item (g) 

Road Closure 
Autumn Festival 

$50,000 Nil Nil $8092.08 $8092.08 $41,907.02 

900058 
Item (h) 

Road Closure 
Culture Fest 

$15,000 $3,058.09 $3,127.27 $387 $6,572.36 $8,427.64 

        

Budget 
Area: 

Roads and Parks 

Funding 
Source: 

Traffic Facilities Block Grant 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 

Expenditure 

Remaining 
Budget 

270219 
Items 
(i),(j)&(k) 

Install signs $122,000 $56,890.54 $4.090.91 $500 $61,481.45 $60,518.55 
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Item: 13.2  Ref: AINT/2024/14979 

Title: Traffic Advisory Committee - Minutes of meeting held 5 March 2024 
 Container: ARC16/0168-9 

Responsible Officer Acting Chief Officer Assets and Services  

Author: Claire Butcher, Transport Administration Officer      

Attachments: 1. Agenda Traffic Advisory Committee 5 March 2024   

2. Minutes Traffic Advisory Committee 5 March 2024        

 

RECOMMENDATION: 

That in relation to the Traffic Advisory Committee Meeting held 5 March 2024, that Council: 

a) Note the “Minutes of the Traffic Advisory Committee Meeting held 5 March 2024;  

b) Endorse the requested road closure of Bradley Street, Guyra for the annual Anzac Day 
Dawn Service will occur on Thursday, 25 April 2024 between 5.30 am and 7.00 am, in 
accordance with the provided traffic control plan; 

c) Endorse the requested road closure of Bradley Street, Guyra and rolling road closures of 
intersecting streets for the annual Anzac Day March held on Thursday, 25 April 2024 
between 10.00am and 12.30pm, in accordance with the provided traffic control plan; 

d) Endorse the temporary road closures of Faulkner Street from Dumaresq Street to 
Beardy Street and the connecting intersections with Moore Street, Beardy Street (East 
Mall) and Rusden Street roundabout, Tingcombe Lane and Faulkner Street at Barney 
Street for the 2024 Armidale Anzac Day March and Commemoration Service to be held 
on Thursday 25 April 2024 

1. Purpose: 

This report is to provide Council with the agenda, minutes, and action list of the Traffic Advisory 
Committee (TAC) meeting held on Tuesday 5 March 2024 which details and recommendations 
to Council for consideration and adoption. 

2.  Discussion 

To consider the recommendation advice provided by the TAC, a Transport for NSW (TfNSW) 
committee comprising of experts from TfNSW, Police, State Member representative, ARC 
Councillor and ARC technical officers.  

Council is not bound by the advice given by the TAC. However, if Council does wish to act 
contrary to the unanimous advice of the TAC or when the advice is not unanimous, it must 
notify TfNSW & the NSW Police and wait 14 days before proceeding. 

The TAC has no decision-making powers and is primarily a technical review committee. It only 
advises the Council on matters for which the Council has delegated authority, being certain 
prescribed traffic control devices and traffic control facilities. 

The Council must refer all traffic related matters to the TAC prior to exercising its delegated 
functions. Matters related to State Roads or functions that have not been delegated to the 
elected Council and must be referred directly to TfNSW or relevant organisation. Such matters 
must not be referred to the TAC. 
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3. Report: 

At its meeting held Tuesday 5 March 2024, the TAC considered three items. 

Special Event Traffic Management Plan - 2024 Guyra Anzac Day Parade and Service  

The Anzac Day March to be held on 25 April 2024 is an annual event supported by Council.  

The Guyra Anzac Day Dawn Service is to be held between 5.30 am and 7.00 am. The closure of 
Bradley Street, Guyra from MacKenzie Street to the Southern side of the Memorial Hall will 
allow the crowd to gather outside the Soldier’s Memorial Hall at 163 Bradley Street for the 
service. 

The main march and service is between 10.00am and 12.30pm. The intersections of Moore 
Street, Nincoola Street and MacKenzie Street are closed for the march. This is a rolling road 
closure and can be reopened once the march has passed.  

 

Special Event Transport Management Plan - 2024 Armidale Anzac Day March 

Anzac Day is a recognised National event held on 25 April each year, the event is supported by 
Council and is conducted under Police escort. 

The Armidale Dawn Service will not include a march. Participants will be bussed to Central Park, 
Armidale from the Ex-Serviceman’s Club for the ceremony start at 5.30am and conclude at 7am. 

The Main Anzac March and Service will start to gather at 10.30am in Faulkner Street and the 
East Mall then proceed along Faulkner Street to Central Park where the service will start at 
11am and conclude at 12.30pm. 

Timber Bridge Load Limits and Speed Restrictions 

In late 2022 the Armidale Regional Council engaged contractors to undertake Level 3 Bridge 
Inspections on timber bridges within the LGA. 

Five bridges have been identified as requiring urgent action to implement load limits to prevent 
further deterioration and the risk of collapse under load. 

The Level 3 Bridge Inspections were not formally followed up on by a previous manager and this 
has now been picked up on the advised gross load limits need to be implemented.  

Transport for NSW (TfNSW) has requested further information. This item will be held over and 
discussed at the April Traffic Committee Meeting. 

 

4. Strategic Directions: 

The function of the TAC aims to maintain safe and effective traffic facilities on the road network 
to industry and legislative standards.  

The activities and recommendations align with Advancing Our Region - Your Community Plan 
2022-2032 and with Council Delivery Program 2022-2026 as part of:  

Connected Region – Transport and Technology 

• C1. Quality infrastructure makes it safe and easy to travel around our region. 

o C1.1 Build and maintain quality, safe, and accessible road transport infrastructure 
including roads, footpaths, kerbs, bus stops and parking facilities. 
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• C2. Transport and technology that enable connectivity both locally and outside 
the region. 

o C2.1 Provide access to public and private transport services that link our community to our 
local towns and villages, other regions, our local attractions, and lifestyle infrastructure. 

5. Relevant Legislation 

• The Roads Act (1993) (Roads Act) 

• The Road Transport (General) Regulations (2021) (Road Transport Regulations) 

• The Road Rules (2014), (Road Rules Legislation) 

• A guide to the delegation to Council for the Regulation of Traffic (Delegation to 
Council - Regulation of Traffic Guidelines) 

6. Financial Implications 

Traffic for NSW (TfNSW) Block Grant. 

TfNSW provides block grants to Council as a contribution towards the cost of works on 
Regional Roads, under the terms of the Block Grant Agreement. Block Grants may be 
spent on preservation, restoration and enhancement works to the extent provided for in 
the Block Grant Agreement. 

Every council has entitlement to an annual block grant. The grant comprises a roads 
component and a supplementary component (both available for works on Regional 
Roads) and a traffic facilities component (which may be spent on works on Regional Roads 
as well as traffic facilities on Local Roads). 

 

Budget 
Area: 

Roads and Parks 

Funding 
Source: 

City Services - Events 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

210713 Implement 
traffic 
management 
Guyra Anzac 

$247,633 $26,772 Nil $1,640 $28,412 $219,221 

Budget 
Area: 

Roads and Parks 

Funding 
Source: 

City Services – Events  

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

210713 

Implement 
traffic 

management 
Armidale 

Anzac 

$247,633 $26,772 Nil $1,562.00 $28,334 $219,299 
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Special Event Traffic Management implemented by Council staff will be costed to the 
responsible department.  
7. Conclusion 

That Council note the minutes of the Traffic Advisory Committee (TAC) meeting held on 
Tuesday, 5 March 2024 and the recommendations to Council for endorsement. 
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Item: 13.3  Ref: AINT/2024/11905 

Title: Traffic Advisory Committee - Minutes of the meeting held 2 April 
2024  Container: ARC16/0168-9 

Responsible Officer Acting Chief Officer Assets and Services  

Author: Claire Butcher, Transport Administration Officer      

Attachments: 1. Agenda Traffic Advisory Committee 2 April 2024  

2. Minutes Traffic Advisory Committee 2 April 2024        

 

RECOMMENDATION: 

That the Minutes of the Traffic Advisory Committee meeting held on 2 April 2024 be noted. 

a) Endorse the following bridge load limits as below: 

I.  Willis Creek on Tenterden Road - 25t Gross Load Limit  

II. Oaky River on Wakefield Rd from - 25t to 15t  

III. Gara River on Herbert Park Rd from - 15t to 5t  

IV. Branch Creek on Lower Creek Rd  from - 10t to 18t (increase due to 
improvements) 

V. Postmans Gully on Melrose Rd -10t Gross Load Limit  

b) Endorse to installation of a 44m No Stopping zone in Eliza Lane, adjacent to 63 Douglas 
Street, Armidale. 

c) Note TfNSW suggested minor improvements to increase the visibility at the intersection 
of Taylor Street and Dumaresq Street, those being updating signage size and location 
and clearing of vegetation; monitoring of the intersection will continue. 

 

1. Purpose: 

This report is to provide Council with the agenda, minutes, and action list of the Traffic Advisory 
Committee (TAC) meeting held on Tuesday 2 April 2024 which details and recommendations to 
Council for consideration and adoption. 

 

2. Report: 

At its meeting held Tuesday 2 April 2024, the TAC considered three items. 

Proposed No Stopping Zone Eliza Lane, Armidale 

Council received a request from the resident of 63 Douglas Street, Armidale requesting the 
implementation of a No Stopping zone in Eliza Lane as visitors to the at 6 Eliza Lane block access 
to the rear access of 63 Douglas Street. 

Vehicles parking in the lane make it difficult for wood deliveries and ambulances (if required) to 
access the property. This access is the best access for ambulances as it gives direct access to the 
rear of the house. 
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Change to intersection traffic control at Taylor Street and Dumaresq Street, Armidale 

Over a number of years Council has received complaints from the residents who live adjacent to 
this intersection of numerous crashes. Some of these crashes have resulted in property damage 
and hospitalisation of drivers and pedestrians. There is concern that this may eventually result in 
death. Staff recommended that a Stop sign be installed however TfNSW considered the Taylor 
Street and Dumaresq Street intersection and advised;  

As per the standards, stop signs should not be used if the intersection meets the sight distance 
requirements. TfNSW suggests that council implement the following in the first instance prior to 
the installation of a Stop Sign;  

o Review the size of the existing give way signs and consider if the size can  be increased.  

o Consider clearing up the vegetation on both sides of the road for better view of signage. 

o Consider if the 50/40 sign currently placed in front of the Give Way sign be moved a little 
further back from the intersection/give way sign. 

o The R3-1 pedestrian crossing sign, that is currently visible on Dumaresq Street on the 

Western approach to intersection, is partially obscured by the power pole. The sign is to be 
relocated to sit in front of the pole improving visibility. 
 

Timber Bridge Load Limits and Speed Restrictions  

In late 2022 the Armidale Regional Council engaged contractors to undertake Level 3 Bridge 
Inspections on timber bridges within the LGA. 

Four bridges have been identified as requiring urgent action to implement load limits to prevent 
further deterioration and the risk of collapse under load, one bridge has already undergone 
improvements and will have the current load limit increased. 

The Level 3 Bridge Inspections were not formally followed up on by a previous manager and this 
has now been picked up on and the advised gross load limits need to be implemented.  

 

3. Strategic Directions: 

The function of the TAC aims to maintain safe and effective traffic facilities on the road network 
to industry and legislative standards.  

The activities and recommendations align with Advancing Our Region - Your Community Plan 
2022-2032 and with Council Delivery Program 2022-2026 as part of:  

Connected Region – Transport and Technology 

• C1. Quality infrastructure makes it safe and easy to travel around our region. 

o C1.1 Build and maintain quality, safe, and accessible road transport infrastructure 
including roads, footpaths, kerbs, bus stops and parking facilities. 

• C2. Transport and technology that enable connectivity both locally and outside 
the region. 

C2.1 Provide access to public and private transport services that link our community to our local 
towns and villages, other regions, our local attractions, and lifestyle infrastructure. 
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4. Relevant Legislation 

• The Roads Act (1993) (Roads Act) 

• The Road Transport (General) Regulations (2021) (Road Transport Regulations) 

• The Road Rules (2014), (Road Rules Legislation) 

• A guide to the delegation to Council for the Regulation of Traffic (Delegation to 
Council - Regulation of Traffic Guidelines) 

 

5. Financial Implications 

Traffic for NSW (TfNSW) Block Grant. 

TfNSW provides block grants to Council as a contribution towards the cost of works on 
Regional Roads, under the terms of the Block Grant Agreement. Block Grants may be 
spent on preservation, restoration and enhancement works to the extent provided for in 
the Block Grant Agreement. 

Every council has entitlement to an annual block grant. The grant comprises a roads 
component and a supplementary component (both available for works on Regional 
Roads) and a traffic facilities component (which may be spent on works on Regional Roads 
as well as traffic facilities on Local Roads). 

 

The expenditure includes the cost of the purchase and installation of the signs. 

 

6. Conclusion 

That Council note the minutes of the Traffic Advisory Committee (TAC) meeting held on 
Tuesday, 2 April 2024 and the recommendations to Council for endorsement. 

 

  

Budget 
Area: 

Traffic Facilities 

Funding 
Source: 

Traffic Facilities Block Grant 

Budget 
Ref: (PN) 

Description Approved 
Budget 

Actual Committed Proposed Total 
Forecast 
Expenditure 

Remaining 
Budget 

270219 Supply and 
Install signs 
and line 
marking. 

$122,000 $63,402.53 $40,007.13 $750.00 $104,159.66 $17,840.34 
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Item: 13.4  Ref: AINT/2024/10458 

Title: District Liaison Committee - New England RFS - Minutes of the 
meeting held on 29 February 2024  Container: ARC17/1987 

Responsible Officer General Manager  

Author: Steve Mepham, Councillor      

Attachments: 1. DLC Draft Meeting Minutes from 29 February 2024        

 

RECOMMENDATION: 

That the Minutes of the New England Bushfire Management Committee meeting held on 29 
February 2024 be noted. 

1. Purpose 

This report is to provide Council with the minutes and action list of the New England Bushfire 
Management Committee (BFMC) meeting held on Tuesday, 29 February 2024 which details 
recommendations to Council for consideration. 

 
2.  Background 

The New England Bushfire Management Committee includes Walcha, Uralla and Armidale 
Regional council area (28,000sq kilometres) and reports to the state Bushfire Co-ordination 
Committee. The committee is required to have a five year Risk Management Plan, a two year 
Operational plan and a one year Mitigations works Plan across all land Tenue. All land managers 
are required to participate in the process to mitigate risk to the community. Cr Mepham is the 
current Chair of the committee and the ARC delegate to the committee. 

 
3. Report 

At its meeting on 29 February 2024 the BFMC considered the following items; 

Finance/Business Plan Reporting 

All Local Government Councils receive allocation for the maintenance and report (M&R) 
of vested equipment and assets. 

• Funding is a grant (not necessarily a budget) 

• 2023/24 M&R allocation was $340,981.60 

• Note 2022/23 M&R allocation was $340,981.60 

• Variation = $6,819.63. 

Summary 

• Note nil invoices or accounts for fleet repairs received from ARC for this financial 
year.  

• Action: ARC to provide invoices and records for Fleet Repairs ASAP from 1/7/23 – 
30/1/24 

• Agreed carry forward from the 2022/23 M&R = $23,484 

• Agreed carry forward from the 2021/23 M&R = $28,103 
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Business Plan Report 

Key Focus Areas for 2024 

• Capability 

• Community Risk 

• Our People and Culture 

District Manager’s Intent 

• DCFO directive – hazard reduction burns 

• Customer Service 

• Relationships and Communication – Member Engagement 

UNE a possible source of membership. 

Uralla Shire Council are happy to assist with promoting membership. 

Infrastructure – Fleet, Capital Works – Assets 

Capital Work 

• Bergen Station – DA status 

• Other projects $120,000+ 

Next Steps for 2024/25 Budget Bids 

• Training enhancement funding 

• Capital funding to commence Bergen Station 

• Small shovel ready projects eg station upgrades 

Grant funding from RFS to connect bore on airport grounds was costed out some time ago and 
didn’t proceed. Costs will need to be reworked for another funding application, so the project 
can be shovel ready if funding becomes available. If there are any other joint projects, please 
pull them out to review and joint discussion, to evaluate whether they are eligible to also be 
classed as shovel ready. 

Bilga Road Station power bill is covering the cost of the BBQ in the community park. The 
understanding is that when the BBQ was installed, the power was connected to Bilga Station; 
and Council had advised they would cover the electricity bill for Bilga Station. The electricity bill 
for this station is significantly more than other stations.  

ACTION: Further discussions regarding the electricity bill for Bilga Station to be undertaken with 
Uralla Shire Council. 

General Business 

• Legislative requirements for Councils under the Rural Fires Act 1997 

• Understanding the roles and responsibilities of Councils and RFS – Joint responsibilities 

• RFS openness to present at a Council or Committee meeting 

Uralla Shire Council - Raised the Parliamentary enquiry into RFS assets on Council asset register. 
Confirmed that are willing to support RFS but the bottom-line regarding assets on books makes 
it difficult for small rural councils, especially regarding depreciation. 
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Submissions on the Bill close 10 May and Uralla Shire Council encouraged other councils to 
make a submission.  

Uralla Shire Council advised that it is the red fleet, which is the big issue, no problems with the 
other infrastructure. 

Response: Adam Marshall’s Bill has had a second reading and is progressing. Understand that a 
letter has been sent to the Local Government Association regarding consultation. Currently, it’s 
BAU until such time as a final decision is made. 

Armidale Regional Council – Question regarding information previously provided on fleet 
disposal – there were 5 or 6 vehicles listed that were 25-27 years old. Have these progressed 
and what is the average age of the trucks in the fleet. 

Response: These trucks have been replaced on a one for one basis. The only truck disposal that 
is outstanding is Recon Bravo, which is 29 years old, and its replacement has been received and 
badged as Kentucky 9. Disposal is now in progress for Recon Bravo. The average age of the 
current trucks will be sent out. A positive note is that major improvements have occurred in the 
Engineering Section, where they have gone from readying and releasing one truck every 4 to 6 
weeks to one truck a week, so Engineering is catching up and rolling out steadily.  

Armidale Regional Council – Are fleet assigned a plant number?  

Response: Fleet are assigned a unique BF number which is quoted on the order provided to 
Council. 

RFS – Advised that budget letters dated 12/12/23 have been sent to councils. 
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Item: 14.1  Ref: AINT/2024/16581 

Title: Community Report-It Statistics  Container: ARC16/0025-7 

Responsible Officer General Manager  

Author: Dorothy Robinson, Councillor      

Attachments: 1. Pathway Requests Breakdown from January 2023        

 

1. Purpose 

The purpose of this report is to provide a response to submitted “Questions for Which Notice 
Has Been Given” provided by Cr Robinson. 

 

2. OFFICERS’ RECOMMENDATION: 

That Council note the response to the Questions for which Notice has been Given provided by Cr 
Robinson. 

 

3. Question 

In order to understand this perception, could ARC please provide relevant information on the 
number of Report-it requests by category over a specified period of time (e.g. monthly), how 
council acknowledged and responded to those requests, the number of requests that the person 
who reported the problem would consider resolved, and the average time to achieve a 
resolution. 

 

Background Support Information 

There are many comments on social media by members of our community about dissatisfaction 
with the current Report-it system. 

Councillors have discussed the need for a better reporting system, which has been promised as 
soon as ARC’s new website is available to the public. For non-confidential requests, an ideal 
Report-it system would include a brief description of the problem (including photos, if relevant), 
date reported, an option for other residents to support the request, council’s response, the date 
the problem was fixed and a description of the fix. Please provide details of progress in 
developing the new website and an improved Report-it system. 

 

General Manager’s Comment 

• Although Cr Robinsons specific request relates to online requests (ePathway), I believed it 
was pertinent to display these requests as part of the overall service request volume. As 
you can see, most service requests are still received via phone. As our website is 
improved, and our Customer Service request platform useability improves, we would like 
to see this percentage increase to take load off the Customer Service team. This will form 
part of our Customer Experience Strategy which is currently being drafted. 

• I haven’t been able to break them down to categories – this will take more time. But 
broadly, the most common ePathway request types are; 

o Regulatory (Animals, overgrown blocks, complaints about food businesses, etc.) 



Armidale Regional Council  
Ordinary Council Meeting 
Wednesday,  24 April 2024 Page 107 

 

o Parks & Gardens (Mowing, Footpaths, etc.) 

o Roads 

o Waste 

o Water/Wastewater 

o Admin (Update postal addresses, account enquiries, etc.) 

• Additionally, it has been a challenge to extract the average length of time it takes to close a 
request – this also will take more time to extract and will vary from team to team. 

• Of the requests that remain open, it should also be noted that there may be a number of 
reasons for this: - 

o The Council officer has marked them ‘On hold’. Sometimes they may be awaiting 

resources or budget to action, or another reason is that they don’t want to close the 
request and want to keep it on their list. 

o The Council officer has marked them ‘Under Investigation’ 

o There are also instances where the work has been completed, but the Council officer 

is behind on admin and hasn’t closed the event off in Pathway. 

o And of course there may be a small percentage that haven’t been actioned. 

It should also be noted by Councillors that we are aware that we don’t always excel in this 
space. This was one of the primary motivators for the creation of our Customer Service Promise. 
Our adopted ‘Promise’ includes a goal for all requests to be resolved within 10 days. We are 
about to undertake a roadshow with all Council teams to help them understand our 
expectations in this space and to also identify those teams which aren’t using Pathway, or who 
require training to ensure their requests are closed off correctly and the customer receives the 
information they require. In the next 12 months, I would like to think that we will see 
improvement in this area. 
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at 
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PRESENT: Councillor Sam Coupland (Mayor), Councillor Todd Redwood (Deputy 


Mayor), Councillor Paul Gaddes, Councillor Jon Galletly, Councillor Susan McMichael, 
Councillor Steven Mepham, Councillor Debra O’Brien, Councillor Margaret O’Connor, 
Councillor Paul Packham and Councillor Dorothy Robinson. 


 


IN ATTENDANCE: Mr James Roncon (General Manager), Mr Darren Schaefer 


(Acting Chief Officer Assets and Service), Mr Daniel Boyce (Chief Officer Planning and 
Activation), Aimee Hutton (Acting Chief Officer Corporate and Community, Mr Alex 
Manners (Acting Project Director), Ms Ann Newsome (Chief Financial Officer) and 
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Cases ............................................................................................................................ 9 
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Council is conducting (or proposes to conduct) business). 
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 1. CIVIC AFFIRMATION AND ACKNOWLEDGEMENT OF COUNTRY  
 Cr O’Brien delivered the Civic Affirmation and Cr McMichael delivered the 


Acknowledgement of Country. 


 


2. STATEMENT IN RELATION TO LIVE STREAMING OF COUNCIL MEETINGS  
 The General Manager delivered the statement. 


 


3. APOLOGIES AND APPLICATIONS FOR LEAVE OF ABSENCE BY COUNCILLORS  
 Mayor stated that Cr Widders had advised that he will not be in attendance. 


  


4. DISCLOSURES OF INTEREST  
   


Name Item Nature of Interest Reason/Intended Action 


Clr 
Packham 


  Pecuniary 
 


 Non Pecuniary – Significant Conflict 
 
◼ Non Pecuniary – Non Significant Conflict 
 


Reason: The subject builder 
of the NEWA facility 
requiring a bank guarantee is 
a Director of a Pty Ltd 
company which is a landlord 
of commercial operations 
that I have a beneficial 
interest in. 
 
Intended action: Remain in 
the Chamber  


 
 
5. CONFIRMATION OF MINUTES 
 


 5.1 Minutes of Previous Meeting held 28 February 2024 


 Ref: AINT/2024/05071 (ARC16/0001-8) 


43/24 RESOLVED 


That the Minutes of the Ordinary Council meeting held on 28 February 2024 be taken as read 
and accepted as a true record of the meeting. 


Moved Cr McMichael Seconded Cr Mepham 


The Motion on being put to the vote was CARRIED unanimously. 
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 5.2 Minutes of Previous Extraordinary Meeting held 18 March 2024 


 Ref: AINT/2024/05414 (ARC18/2692-5) 


44/24 RESOLVED 


That the Minutes of the Extraordinary Council meeting held on 18 March 2024 be taken as read 
and accepted as a true record of the Meeting. 


Moved Cr McMichael Seconded Cr Mepham 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
6. MAYORAL MINUTE   
 
Item was deferred to later in the meeting. Can be found under item 13.2 
 
7. REPORTS - GENERAL MANAGER'S OFFICE 
 


 7.1 Council Actions Report January 2022 - March 2024 Ref: AINT/2024/05274 (ARC16/0001-8) 


45/24 RESOLVED 


That Council notes the report summarising the actions taken on the resolutions of Council. 


Moved Cr Robinson Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
8. REPORTS - FINANCE 
 


 8.1 Cash and Investment Report 29 February 2024 Ref: AINT/2024/04300 (ARC17/1711) 


46/24 RESOLVED 


That Council note the Cash and Investment Report for February 2024. 


Moved Cr Gaddes Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
9. REPORTS - PLANNING AND ACTIVATION   
 Nil 
 
10. REPORTS - CORPORATE AND COMMUNITY   
 Nil 
 
11. REPORTS - ASSETS AND SERVICES   
 Nil 
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12. NOTICES OF MOTION   
 Nil 
 
13. COMMITTEE REPORTS 
 


 13.1 Sports Council Committee - Minutes of the meeting held 6 February 2024  


           Ref: AINT/2024/03212 (ARC16/0330-2) 


47/24 RESOLVED 


That Council: 


a. Note the Minutes of the Sports Council Committee meeting held on 6 February 2024.  


b. Endorse the committee’s decision to add undercover seating to the medium project 
section of the Sports Development Priority list. 


c. Note the changes to the Sports Council Priority List. 


Moved Cr Galletly Seconded Cr McMichael 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 13.2 Mayoral Minute: Security Guarantee for New England Weeds Authority Loan  


 Ref: AINT/2024/10483 (ARC16/0025-7) 


48/24 RESOLVED 
 
That Armidale Regional Council increase its loan guarantee amount to $382,275.00 in support of 
the NEWA loan funding request following the decision by Walcha council to conditionally 
support the NEWA request. Should these conditions be met and the guarantee from Walcha be 
forthcoming then Armidale Regional Council will reduce its loan guarantee to the original 
$316,828.00.  


Moved Cr Coupland Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
14. QUESTIONS FOR WHICH NOTICE HAS BEEN GIVEN   
 Nil. 
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 PROCEDURAL MOTION 
 


49/24 RESOLVED 


a) That Council move into closed Session to receive and consider the following items:  


1.1 Tender Award - RFT A2023/41 - Supply of Bulk Materials to Armidale Regional Council for 
a two year period with option - Panel Arrangement. (AINT/2023/28731) - (General 
Manager's Note: The report considers a tender and is deemed confidential under Section 
10A(2)(d) of the Local Government Act 1993, as it deals with commercial information of a 
confidential nature that would, if disclosed (i) prejudice the commercial position of the 
person who supplied it; or (ii) confer a commercial advantage on a competitor of the 
Council; or (iii) reveal a trade secret). 


2.2 Engagement of The Stable Pty Ltd for Water Security Funding Strategy and Business Cases. 
(AINT/2024/02235) - (General Manager's Note: The report contains tender information 
and is deemed confidential under Section 10A(2)(c) of the Local Government Act 1993, as 
it deals with commercial information of a confidential nature which, if disclosed, confers a 
commercial advantage on a person with whom the Council is conducting (or proposes to 
conduct) business). 


b) That Council exclude the press and public from the proceedings of the Council in 
Confidential Session pursuant to Section 10A, subsections 2 & 3 and section 10B of the 
Local Government Act 1993, on the basis that the items to be considered are of a 
confidential nature. 


c) That Council make the resolutions made in Confidential Session public as soon as 
practicable. 


Moved Cr Robinson Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
 
 


Council entered Closed Session at 4:12pm. 
 
Council returned to Open Session at 4:20pm. 
 
 


 RESUMPTION OF MEETING 
 


50/24 RESOLVED 
 
That Council move back into open Session and that the resolutions of the closed Session be 
made public. 


Moved Cr O'Connor Seconded Cr Robinson 


The Motion on being put to the vote was CARRIED unanimously. 
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15. CLOSED SESSION 
 


 1.1 Tender Award - RFT A2023/41 - Supply of Bulk Materials to Armidale Regional 
Council for a two year period with option - Panel Arrangement 


 Ref: AINT/2023/28731 (ARC23/6165) 


51/24 RESOLVED 


That Council: 


a. Endorse the award of RFT A2023/41 – Supply of Bulk Materials to Armidale Regional 
Council panel tender for a two-year period until 31 March 2026 to: 


1. Karmitch Pty Ltd, T/A Terry Rhodes Earthmoving; 


2. HQG Pty Ltd Trading as Highland Quarries; 


3. Sheridan’s Hard Rock Quarry Pty Ltd; 


4. Metz Quarry, Trading as Rusty Civil and Earthworks; 
5. Ducats Earthmoving Pty Ltd; 


6. Brooklyn Quarry Pty Ltd; and 


7. Regional Quarries Australia Pty Ltd.  


b. Provide delegation to the General Manager to extend the engagements for a further 
twelve months to 31 March 2027 subject to the performance and satisfaction of the 
suppliers; 


c. Endorses the procurement strategy under Section 55 (3)(c) of the Local Government Act 
(1993) “a contract entered into by a council with another Council” to allow the General 
Manager to enter into an agreement with Glen Innes Severn Shire Council for the supply 
of Quarry Products; and 


d. Provide delegation to the General Manager to execute tender documentation to 
successful suppliers provided by this panel arrangement to the allowable budget. 


Moved Cr Redwood Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
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 2.2 Engagement of The Stable Pty Ltd for Water Security Funding Strategy and 
Business Cases Ref: AINT/2024/02235 (ARC18/2622) 


52/24 RESOLVED 


That Council  


a. Endorse the continued engagement of The Stable Pty Ltd to deliver a Regional Water 
Security Funding Strategy and Business cases; 


b. Endorse an exemption to undertake public tender under Section 55(3)(i) of the Local 
Government Act 1993 (the Act) due to extenuating circumstances, the contractor is 
currently engaged and has partially delivered the scope, a satisfactory result would not 
be achieved by inviting tenders; 


c. Delegate authority to the General Manager to approve expenditure to the upper limit of 
available funding for the works; and 


d. Delegate authority to the General Manager to execute all documentation in relation to 
the contract. 


Moved Cr McMichael Seconded Cr Gaddes 
 
DIVISION           The result being:- 
 
FOR: Crs S Coupland, P Gaddes, J Galletly, S McMichael, S Mepham, D O'Brien, P 


Packham and T Redwood 
 
AGAINST: Crs M O'Connor and D Robinson 
 
The Mayor declared the Motion CARRIED. 
 
  


 
There being no further business the Mayor declared the meeting closed at 4:23pm. 
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Outstanding Actions 1 Jan 2022 to 17 April 2024 
 


Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


28/04/2022 Standard 
Instrumen
t LEP 
Natural 
Disasters 
Clause 


85/22 


RESOLVED 


a. That Council advise the Department of Planning and Environment to 
incorporate the Dwelling house or secondary dwelling affected by 
natural disaster clause (Clauses 5.9), into the Armidale Dumaresq Local 
Environmental Plan 2012 and Guyra Local Environmental Plan 2012 or 
Armidale Regional Local Environmental Plan (as applicable), applying in 
the zones that currently permit dwelling house or secondary dwelling. 
 


b. That Council develop a policy that assists building owners to recover 
from disasters including but not limited to: 


i. the use of the Orders provisions in the Environmental Planning 
and Assessment Act 1979 and Local Government Act 1993 to 
the maximum extent possible to permit the repair and rebuild 
of buildings without the need for the DA,  


ii. an appropriate reduction in DA fees for replacement buildings 
that require a DA,  


iii. provide a concierge advisory and fast-track approval 
service for disaster affected building owners. 


Moved Cr Packham Seconded Cr Galletly 


The Motion on being put to the vote was CARRIED unanimously. 
 
AMENDMENT 
 


iii.     provide a concierge advisory and fast-track approval service for 
disaster affected building owners that also provides advice on 


Boyce, Daniel 13 May 2022 8:07am Boyce, 
Daniel 
Disaster clause package sent to 
NSW Department of Planning and 
Environment., Policy to be 
developed. 


15 Mar 2023 1:14pm Hoult, 
Melissa 
ARLEP came into force in Jan 2023. 
Staff will now liaise with DPE to 
switch on Natural Disaster Clause. 


15 Mar 2023 1:15pm Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 12 May 2022 to 30 
June 2023 - Natural Disaster Clause 
will need to activated. 


17 May 2023 11:47am Boyce, 
Daniel 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


information on building back better to meet desirable energy-
efficiency standards and passive solar design.    


 
Moved Cr Robinson Seconded Cr O'Brien 
 
FOR: Cr D O’Brien, M O’Connor and D Robinson 
 
AGAINST: Crs S Coupland, P Gaddes, J Galletly, S McMichael, S Mepham, P 


Packham, T Redwood,  and B Widders  


The Motion on being put to the vote was LOST. 
 
Cr Bradley Widders left the meeting, the time being 4:56 PM 
Cr Bradley Widders returned to the meeting, the time being 4:58 PM 
 


Council have checked with NSW 
Planning and there has been a 
delay in turning the clause on in 
the LEP as a result of the 2022 
flood enquiry. Council’s original 
request to activate the clause has 
been received and it was intended 
to insert the clause into the LEPs 
by way of an amending SEPP. A 
timeframe for inserting the clause 
into the LEP is unknown at this 
stage, but there is nothing more 
that Council needs to do. 


25/05/2022 Simpler 
Financial 
Informatio
n 


102/22 


RESOLVED 


That Councillors and Council Staff collaborate on the development of a format to 
provide financial information that is easy for councillors and lay people to 
understand. 


Moved Cr Robinson Seconded Cr O'Brien 
 
DIVISION The result being:- 
 
FOR: Crs S Coupland, P Gaddes, S McMichael, S Mepham, D O'Brien, 


M O'Connor, P Packham, T Redwood, D Robinson and B Widders 
 
AGAINST: Cr J Galletly 


The Motion on being put to the vote was CARRIED. 


Newsome, Ann 20 Jun 2022 11:39am Bower, 
Jessica 
Manager Financial Services to 
meet with Cr Robinson week of 20 
June to discuss. 


15 Aug 2022 4:16pm Hoult, 
Melissa 
Due to staff resourcing and other 
imperatives, staff will seek to 
provide a response towards the 
end of October 2022. 


15 Aug 2022 4:19pm Hoult, 
Melissa - Target Date Revision 
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 Target date changed by Hoult, 
Melissa from 08 June 2022 to 31 
October 2022 - Due to staff 
resourcing and other imperatives, 
staff will seek to provide a 
response towards the end of 
October 2022. 


13 Sep 2022 4:18pm Hoult, 
Melissa 
Owing to annual financial 
statements being due and the SRV 
consultation, a meeting between 
Cr Robinson and the acting CFO, to 
facilitate simpler financial 
information, has not progressed 
further than the first meeting. A 
meeting with the new CFO will be 
scheduled towards the end of the 
year. 


13 Sep 2022 4:18pm Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 31 October 2022 to 
23 November 2022 - Due to staff 
resourcing and other imperatives, 
staff will seek to provide a 
response towards the end of 
November 2022. 


07 Dec 2022 11:59am Hoult, 
Melissa - Target Date Revision 
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Target date changed by Hoult, 
Melissa from 23 November 2022 to 
16 December 2022 - Meeting to be 
scheduled with CFO after 
December OCM. 


14 Feb 2023 11:50am Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 16 December 2022 to 
16 June 2023 - Target date 
changed by Hoult, Melissa from 28 
December 2022 to 23 June 2023 - 
Subject to the outcome of the 
special rate variation application to 
be determined by IPART, this 
matter may be able to be actioned 
in the 2023/24 financial year with 
the upgrade of financial systems. 


19 Mar 2024 4:52pm Hoult, 
Melissa 
Completed by Hoult, Melissa 
(action officer) on 13 February 
2024 at 1:56:54 PM - Simpler 
Financial Information is unable to 
be provided at this stage. Awaiting 
system updates. 


19 Mar 2024 5:07pm Hoult, 
Melissa - Completion 
Uncompleted by Hoult, Melissa - 
target date changed to 16 June 
2023 


19 Mar 2024 5:09pm Hoult, 
Melissa - Reallocation 
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Action reassigned to Newsome, 
Ann by Hoult, Melissa - Reassigned 
as discussed 19/03/2024 


27/07/2022 Look Up! 
Make the 
State of 
our Planet 
BAU Pilot 
Program 


145/22 


MOVED 


That Council: 


a. Endorse the Leadership Principles and Climate Action Plan initiatives 
contained within the outcomes of the pilot program “Look-Up! Make 
the State of our Planet BAU.” 


b. Reaffirm Council’s resolution on 25 September 2019 to commit to 
achieving the goals of Project Zero30. 


c. Request that the General Manager prepare an organisational plan to 
minimise our contribution to the global temperature rise and achieve 
Climate Active certification which will be reported back to Council with 
costings. 


Moved Cr Robinson Seconded Cr Widders 
 


PROCEDURAL MOTION  


That the items be voted on in seriatim. 


Moved Cr O’Connor        Seconded Cr Packham  


The Motion on being put to the vote was CARRIED unanimously. 
 


RESOLVED 


That Council: 


Bower, Jessica 11 Aug 2022 11:55am Bower, 
Jessica 
Correspondence forwarded to 
Project Zero30 Board members 
advising councils resolution. GM 
advised a further report will be 
provided to Council in Sep/Oct 
2022 relating to item C once it is 
fully scoped and resource 
commitment better understood. 


14 Sep 2022 3:10pm Bower, 
Jessica 
GM advised: Item C to be 
addressed once the Renewable 
Energy Action Plan (REAP) has 
been formally adopted. 
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a. Endorse the Leadership Principles and Climate Action Plan initiatives 
contained within the outcomes of the pilot program “Look-Up! Make 
the State of our Planet BAU.” 


DIVISION            The result being:- 


 
FOR: Crs S Coupland, P Gaddes, J Galletly, S McMichael, D O'Brien, T 


Redwood, D Robinson; S Mepham and B Widders 
 
AGAINST: Crs P Packham and M O'Connor 


 
The Motion on being put to the vote was CARRIED 
 


b. Reaffirm Council’s resolution on 25 September 2019 to commit to 
achieving the goals of Project Zero30. 


DIVISION            The result being:- 


FOR: Crs S Coupland, P Gaddes, J Galletly, S McMichael, D O'Brien, T 
Redwood, D Robinson; S Mepham and B Widders 


 
AGAINST: Crs P Packham and M O'Connor 


 
The Motion on being put to the vote was CARRIED 


c. Request that the General Manager prepare an organisational plan to 
minimise our contribution to the global temperature rise and achieve 
Climate Active certification which will be reported back to Council with 
costings. 


The Motion on being put to the vote was CARRIED unanimously. 
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Moved Cr Robinson Seconded Cr Widders 
 


26/10/2022 Endorsem
ent to 
Engage a 
Public 
Process for 
a Road 
Reserve 
Closure 


206/22 


RESOLVED 


That Council endorse the application: 


a. To undertake a public process for the purpose of a road reserve closure. 


b. Prepare the lands survey and application to the regional Crown Lands 


Office.  


c. Post closure prepare a subdivision development application for two 


residential lots. 


Moved Cr Galletly Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
 


Walsh, 
Annabelle 


17 Nov 2022 8:27am Boyce, Daniel 
Scoping of project and 
procurement commencing. 


15 Mar 2023 11:15am Boyce, 
Daniel 
Legal paperwork being drafted by 
Council lawyers. 


15 Mar 2023 1:16pm Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 09 November 2022 to 
30 April 2023 - Waiting on legal 
paperwork. 


19 Jun 2023 10:20am Boyce, 
Daniel - Reallocation 
Action reassigned to Walsh, 
Annabelle by Boyce, Daniel 


21 Jun 2023 11:07am Boyce, 
Daniel 
New Senior Property Specialist 
commenced and reviewing. 


20 Sep 2023 8:13am Walsh, 
Annabelle 
In the process of making the 
application for acquisition.  The 
application for the acquisition 
should be prepared by November 
2023. 
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26/10/2022 Review of 
Local 
Approval 
Policy 
Street 
Trading 


209/22 


RESOLVED 


That Council: 


a. Endorse the Local Approvals Policy Street Trading for public notice and 
exhibition in accordance with the Local Government Act 1993; 


b. Receive a further report to consider any submissions received; 


c. Endorse the Local Approvals Policy Street Trading for submission to the 
Departmental Chief Executive of the Office of Local Government. 


Moved Cr Widders Seconded Cr Mepham 


The Motion on being put to the vote was CARRIED unanimously. 
 


Boyce, Daniel 07 Dec 2022 9:04am Hoult, 
Melissa 
Daniel Boyce advised this item will 
be action in January 2023. 


15 Feb 2023 9:26am Boyce, Daniel 
The Policy will be on public 
exhibition from 7 February 2023 
until close of business on 28 March 
2023. 


15 Mar 2023 1:16pm Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 09 November 2022 to 
30 April 2023 - Awaiting close of 
public exhibition. 


21 Jun 2023 11:04am Boyce, 
Daniel 
Discussion held with OLG. Policy to 
be forwarded to OLG for 
endorsement. 


23/11/2022 Endorsem
ent to 
Engage a 
Public 
Process for 
a Road 
Reserve 
Closure 


232/22 


RESOLVED 


That Council endorse the application; 


a. To undertake a public process for the purpose of a road reserve closure. 


b. Prepare the lands survey and application to the regional Crown Lands 
Office. 


c. Post closure prepare a subdivision development application for a 
residential lot 


Moved Cr Redwood Seconded Cr Widders 


Walsh, 
Annabelle 


02 Dec 2022 11:21am Boyce, 
Daniel 
Scoping of project and 
procurement commencing. 


15 Mar 2023 11:14am Boyce, 
Daniel 
Legal paperwork being drafted by 
Council lawyers. 


15 Mar 2023 1:18pm Hoult, 
Melissa - Target Date Revision 







  


ACTIONS TRACKING SUMMARY SHEET 
Ordinary and Extraordinary Council Meetings 2022 - 2024  


 


*Note: THIS INFORMATION IS GENERATED FROM INFOCOUNCIL. DO NOT UPDATE THIS SPREADSHEET AS YOUR CHANGES WILL BE LOST. Current as at 17/04/2024 - Page 9 
 


Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


The Motion on being put to the vote was CARRIED unanimously. 
 


Target date changed by Hoult, 
Melissa from 07 December 2022 to 
30 April 2023 - Waiting on legal 
paperwork. 


19 Jun 2023 10:20am Boyce, 
Daniel - Reallocation 
Action reassigned to Walsh, 
Annabelle by Boyce, Daniel 


21 Jun 2023 11:07am Boyce, 
Daniel 
New Senior Property Specialist 
commenced and reviewing. 


20 Sep 2023 8:14am Walsh, 
Annabelle 
In the process of making the 
application for acquisition.  The 
application for the acquisition 
should be prepared by November 
2023. 


14/12/2022 Appointm
ent of the 
NSW 
Electoral 
Commissio
ner to 
Administer 
Council's 
Elections 


248/22 


RESOLVED 


That Council: 


a) pursuant to s. 296(2) and (3) of the Local Government Act 1993 (NSW) 
(“the Act”) that an election arrangement be entered into by contract 
for the Electoral Commissioner to administer all elections of the 
Council. 


b) pursuant to s. 296(2) and (3) of the Act, as applied and modified by s. 
18, that a council poll arrangement be entered into by contract for the 
Electoral Commissioner to administer all council polls of the Council.  


c) pursuant to s. 296(2) and (3) of the Act, as applied and modified by s. 
18, that a constitutional referendum arrangement be entered into by 


Schaefer, 
Darren 


13 Feb 2023 10:11am Schaefer, 
Darren 
Cost estimate has been sent in 
readiness for formal contract 
execution closer to the election. 
With elections being held 
September 2024, this status will 
remain until approximately 6-
8months prior to the election 
where details are known and 
contracts can be formalised. 


15 Mar 2023 12:30pm Hoult, 
Melissa - Target Date Revision 
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contract for the Electoral Commissioner to administer all constitutional 
referenda of the Council. 


Moved Cr McMichael Seconded Cr Robinson 


The Motion on being put to the vote was CARRIED unanimously. 
 


Target date changed by Hoult, 
Melissa from 28 December 2022 to 
29 February 2024 - Contract to be 
formalised in Feb 2024 


19 Mar 2024 3:46pm Schaefer, 
Darren 
Contract with NSW electoral 
commission has been signed., 
Governance staff have undergone 
training on how to run an election 
and a Councillor induction 
program., Planning for candidate 
information sessions (June/July) 
and induction program is undeway. 


14/12/2022 Pearl 
Investmen
t (Aust) 
Pty Ltd v 
Armidale 
Regional 
Council 
[2022] 
NSWLEC 
1584 266/22 


RESOLVED 


That Council: 


a. Agree to the granting of easements for access over the Council owned 
land that borders 4 Link Road, being Lots 23 and 24 in DP 829599; 


b. Authorise the GM to enter into negotiations for compensation for the 
granting of the easement on a commercial basis. 


c. Delegate authority to the General Manager to negotiate the terms of the 
easements and to sign all documents and take any other action necessary 
to grant the easements. 


d.     Request the GM to enter into negotiations with TfNSW with the objective 
of reopening Link Rd.  


Moved Cr Packham Seconded Cr Galletly 


The Motion on being put to the vote was CARRIED unanimously. 


Goodall, John 16 Dec 2022 12:00pm Goodall, 
John - Completion 
Action completed by Goodall, John 
- Council resolution 14/12/22 for 
General Manager to negotiate 
compensation for easement 


16 Apr 2024 10:33am Hoult, 
Melissa - Completion 
Uncompleted by Hoult, Melissa - 
target date changed to 28 
December 2022 


16 Apr 2024 10:55am Boyce, 
Daniel 
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 Council contacted TfNSW in May 
2023 who advised:, 1. A Section 
138 application proposing to 
connect a public road to a 
classified road would need to be 
accompanied by a Traffic Impact 
Assessment (TIA) and Road Safety 
Audit (RSA) noting previously 
identified safety concerns with the 
Link Road/New England Highway 
intersection. The TIA and RSA must 
be prepared in accordance with 
Austroads Guide to Traffic 
Management Part 12, and TfNSW 
Guide to Traffic Generating 
Developments 2002.  , 2. In 
relation to any foreseen additional 
works required at the intersection 
of Link Road with the New England 
Highway to facilitate the 
reopening, this will be determined 
in accordance with 
recommendations provided by the 
accompanying documentation & 
TfNSW’s assessment of the s. 138 
application.  It is noted that 
previous technical studies which 
supported DA 399/2008 indicated 
there was sufficient capacity for 
Link Road/ New England Highway 
intersection however due to safety 
concerns with the existing layout, 
it was recommended that 
transformation of the intersection 
(most likely a roundabout) would 
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need to occur., 3. In addition to 
any upgrade works determined to 
be required at the Link Road/New 
England Highway intersection, 
from a preliminary perspective; it 
is understood that vegetation 
clearing would be required in order 
to improve sightlines to the north 
and south of the intersection., The 
next steps are for Council to 
engage a qualified traffic engineer 
to prepare a TIA and RSA. A 
request for quotation will be 
prepared and a further report 
presented to Council. 


28/06/2023 Review of 
Property 
Addressing 
& Naming 
our Roads 
& Places 
Policy and 
Register of 
Pre-
Endorsed 
Road and 
Places 
Names 


73/23 


RESOLVED 


That Council: 


a. Endorse the reviewed Property Addressing and Naming our Roads and 


Places Policy for public exhibition for a period of 28 days. 


b. Seek submissions for the reviewed Register of Pre-Endorsed Road and 


Place Names for a period of 28 days.   


c. Receive a further report once the submission period closes to consider 


any submissions received. 


Moved Cr O'Connor Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 


Boyce, Daniel 18 Jul 2023 7:00pm Boyce, Daniel 
Policy on public exhibition. 
Submissions must be received by 
Thursday 27 July 2023. 


15 Aug 2023 8:34pm Boyce, Daniel 
Public exhibition period closed 27 
July 2023. Consultation was 
documentation e-mailed or posted 
to the attached list and inclusion 
on Council’s ‘Have your Say’ and 
advertised on our social pages. 
One submission, which came from 
a community member, was 
received. Additional consultation 
proposed to be undertaken. 


19 Sep 2023 7:17pm Boyce, Daniel 
Consultation extended until 31 
October 2023. 
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28/06/2023 Question 
for Which 
Notice Has 
Been 
Given - Cr 
Robinson 


84/23 


RESOLVED 


That Council note the response to the Questions for which Notice has been 
Given provided by Cr Robinson. 


Moved Cr Robinson Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
 


Robinson, 
Dorothy 


 


27/09/2023 Welcome 
Signage 


117/23 


Cr Dorothy Robinson left the meeting, the time being 04:25 PM 
 


RESOLVED 


After Community consultations stemming from the earlier motion at the June 
OCM, that Council erect signs at all main road Armidale city limit entrances 
stating “Welcome to the Ancestral Home of the Anaiwan people”, and that this 
will be the first step in further consultations in acknowledging the traditional 
custodians in other villages and/or the Armidale Regional Council boundaries. In 
addition, when Council events are held within the Armidale city limits that it be 
acknowledged as being held on Anaiwan land. 


Moved Cr Widders Seconded Cr O'Brien 
 
DIVISION The result being:- 
 
FOR: Crs S Coupland, P Gaddes, J Galletly, S McMichael, S Mepham, D 


O'Brien, P Packham, T Redwood and B Widders 
 
AGAINST: Nil 
 
ABSTAINED Cr D Robinson 


Schaefer, 
Darren 


06 Oct 2023 11:32am Hoult, 
Melissa - Reallocation 
Action reassigned to Boyce, Daniel 
by Hoult, Melissa 


06 Dec 2023 10:35am Hoult, 
Melissa - Reallocation 
Action reassigned to Schaefer, 
Darren by Hoult, Melissa 


06 Dec 2023 3:35pm Schaefer, 
Darren 
Briefing note with Councillors for 
review and consideration. 


16 Feb 2024 11:40am Schaefer, 
Darren 
Briefing note with Councillors. 
Meeting held with Councillors re. 
briefing note 11.12.2023. 
Councillor working group 
established to help guide staff on 
policy, with consideration given to 
broader civic engagements that 
may be impacted by the 
resolution. 
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The Motion on being put to the vote was CARRIED. 
 
Cr Dorothy Robinson returned to the meeting, the time being 04:26 PM 
 


15 Apr 2024 10:44am Schaefer, 
Darren 
Councillor Working Group 
feedback on Aboriginal 
engagement policy has been 
received 13.03.2024. Officers to 
draft policy for Councillor working 
group to review. Working group 
members are to share with other 
councillors for input prior to going 
to OCM an being placed on public 
exhibition. Note: change in 
organisational structure has 
delayed staff response to policy 
preparation. 


27/09/2023 Public 
Exhibition 
of Draft 
Ecologicall
y 
Sustainabl
e 
Developm
ent (ESD) 
Policy 


122/23 


RESOLVED 


That Council: 


a. Endorse public exhibition of the Draft Ecologically Sustainable 
Development Policy for a period of 28 days. 


b. Receive a further report following the public exhibition period. 


Moved Cr Robinson Seconded Cr McMichael 


The Motion on being put to the vote was CARRIED unanimously. 
 


Dick, Jesse 18 Oct 2023 11:19am Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 11 October 2023 to 
30 November 2023 - Policy has 
been placed on the website for 
public exhibition for a period of 28 
days. 


06 Dec 2023 11:39am Boyce, 
Daniel 
Public exhibition to Monday 6 
November 2023. Submission 
received. Report of Council in 
February or March 2024. 


21 Feb 2024 11:18am Boyce, 
Daniel 
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Strategic Planning team focused on 
LSPS exhibition and engagement. 
Report back to Council likely to be 
delayed beyond April 2024. 


13/12/2023 Gates and 
Stock 
Grids on 
Public 
Roads - 
For 
Adoption 
(Post 
Public 
Exhibition) 


176/23 


RESOLVED 


That Council defer the adoption of Policy POL087 – Gates and Stock Grids on 
Public Roads to the February 2024 OCM. 


Moved Cr Packham Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 


Laghaei, Emad 19 Dec 2023 11:44am Hoult, 
Melissa - Reallocation 
Action reassigned to Laghaei, 
Emad by Hoult, Melissa 


18 Feb 2024 5:06pm Manners, 
Alex 
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Council officers have sought legal 
advice regarding the policy. 
Specifically the enquiry included:, 
A request for general advice 
around the proposal from the 
Councillors working group and the 
challenges of compliance with the 
relevant legislation (adherence to 
approval processes etc.);, 
Additionally, legal guidance as to 
the ability for Council to 
implement the policy incorporating 
the nominated points;, o Would it 
be compliant with the legislation;, 
o Could the policy be 
defended complying with the 
legislation?, Separately, Council 
Officers have been seeking 
quotations regarding the 
installation of a 3.6m wide grid, 
associated gate, fencing to the 
extents of the road reserve and the 
construction of a bypass road for 
Council to understand the actual 
costs of the assets., These works 
have taken longer than expected 
and a report is now expected to be 
provided to Council at the March 
Ordinary Coucnil Meeting. 


18 Mar 2024 10:31pm Manners, 
Alex - Target Date Revision 
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Target date changed by Manners, 
Alex from 27 December 2023 to 30 
April 2024 - The target date has 
been revised due to a lack of legal 
clarity which is currently being 
resolved, and the slow response to 
requests for quotations for 
accurate costs for Council to 
consider. 


28/02/2024 Public 
Exhibition 
of Draft 
Detailed 
Design 
Concept 
Plans for 
the East 
Mall, 
Beardy 
Street 


13/24 


RESOLVED 


That Council; 


a. Place the Draft Detailed Design Concept Plans for East Mall, Beardy 
Street (Attachment 1) for public exhibition for a period of not less than 
28 days. 


b. Hold a workshop, inviting the key stakeholder working group and all 
councillors, once the submission period closes to consider the plans and 
any submissions received. 


Moved Cr Robinson Seconded Cr Widders 


The Motion on being put to the vote was CARRIED unanimously. 
 


Boyce, Daniel 20 Mar 2024 8:58am Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 13 March 2024 to 31 
March 2024 - This is on public 
exhibition until 31 March 2024. 
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28/02/2024 Planning 
Agreemen
t relating 
to the 
constructi
on of kerb 
and gutter 
at 2 
Coventry 
Street 
Gurya 


14/24 


RESOLVED 


a) That Council enter into a Planning Agreement (PA) for payment of a 
$22,500.00 contribution towards the future construction of kerb and 
gutter at 2 Coventry Street Guyra. 


b) That subject to the above, the General Manager be authorised to place 
the Draft PA on exhibition for a minimum period of 28 days. 


c) That following the public exhibition period, a report be presented to 
Council for further consideration, if any submissions are received. 


d) That if no submissions are received during the public exhibition period, 
that the General Manager be provided the delegations to enter into the 
PA on behalf of Council.    


Moved Cr Mepham Seconded Cr Galletly 


The Motion on being put to the vote was CARRIED unanimously. 
 


Boyce, Daniel 20 Mar 2024 11:50am Bower, 
Jessica 
This is on public exhibition with 
submissions closing 2 April 2024. 


28/02/2024 Updated 
Renewable 
Energy 
Communit
y Benefit 
Framewor
k 


15/24 


RESOLVED 


That Council: 


a. Endorse the Draft Updated Renewable Energy Community Benefit 
Framework for public exhibition for a period of not less than 28 days. 


b. Receive a further report once the submission period closes to consider 
any submissions   received. 


Moved Cr Galletly Seconded Cr Robinson 


The Motion on being put to the vote was CARRIED unanimously. 
 


Boyce, Daniel 20 Mar 2024 12:23pm Bower, 
Jessica 
This item is in the process of being 
placed on public exhibition. 
Submissions close 2 May 2024. 
Report to May OCM for 
determination. 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


28/02/2024 Option to 
appoint a 
non-voting 
Councillor 
member 
to the 
Audit Risk 
and 
Improvem
ent 
Committe
e 


21/24 
 
 
 
 
 
 
 
22/24 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
23/24 
 
 
 
 
 


RESOLVED 


That the matter be considered in seriatim. 


Moved Cr Robinson Seconded Cr Packham 


The Motion on being put to the vote was CARRIED unanimously. 
 


That Council: 


1. Council call for written EOI from councillors meeting the criteria for a 
non-voting Councillor member to the ARIC. 


Moved Cr Robinson Seconded Cr Packham 
 
DIVISION The result being:- 
 
FOR: Crs S Coupland, P Gaddes, S McMichael, S Mepham, D O'Brien, 


M O'Connor, P Packham, T Redwood, D Robinson and B Widders  
 
AGAINST: Cr J Galletly 
 
The Motion on being put to the vote was CARRIED. 
 
 
 


2. Until a Councillor representative is appointed, the ARIC will continue to 
function with three independent members. 


Moved Cr Robinson Seconded Cr Packham 


The Motion on being put to the vote was CARRIED unanimously. 


Schaefer, 
Darren 


19 Mar 2024 3:38pm Schaefer, 
Darren 
ARIC Chair notified of outcomes of 
February OCM. EOI for Councillor 
non-voting membership will 
commence after the annual 
meeting with the Chair and 
Concillors, after April 2024. 


15 Apr 2024 10:50am Schaefer, 
Darren 
With Councillor elections 
instigating a caretaker period from 
July 2024, in combination with 
Council member numbers reducing 
from 11 to 9, ARIC Committee 
have resolved to run an EOI for the 
non-voting Councillor membership 
in the new term of Council (post 
September elections). 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


 
24/24 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
25/24 


 
3. At any time, a request supported by three or more Councillors to add 


an item to the ARIC Agenda will be forwarded to the Chair to consider 
adding to the agenda. 


Moved Cr Robinson Seconded Cr Packham 
 
DIVISION The result being:- 
 
FOR: Crs S Coupland, P Gaddes, S McMichael, S Mepham, D O'Brien, 


M O'Connor, P Packham, T Redwood, D Robinson and B Widders  
 
AGAINST: Cr J Galletly 


The Motion on being put to the vote was CARRIED. 
 


4. Councillors will have the option of attending ARIC meetings as 
observers, with appropriate notification to the Chair. 


Moved Cr Robinson Seconded Cr Packham 
 
DIVISION The result being:- 
 
FOR: Crs P Gaddes, S McMichael, S Mepham, D O'Brien, M O'Connor, 


P Packham, T Redwood, D Robinson and B Widders  
 
AGAINST: Crs S Coupland and  J Galletly 


The Motion on being put to the vote was CARRIED. 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


28/02/2024 Consultant 
Engageme
nt - Guyra 
Flood 
Study and 
Drainage 
Strategy 


27/24 


RESOLVED 


That Council: 


a. Endorse the Procurement Strategy in regard to WRM Water & 
Environment PTY LTD (WRM) that under Section 55(3)(i) of the Local 
Government Act 1993 (the Act), and an exemption to the Act be 
endorsed as WRM are currently engaged as a subcontractor to Council 
placing them at advantage, and a satisfactory result would not be 
achieved by inviting tenders; 


b. Approve the engagement of WRM to undertake the Guyra Flood Study 
and Guyra Drainage Strategy subject to approval of a proposal by the 
General Manager; 


c. Delegate authority to the General Manager to authorise expenditure 
under the contract to an upper limit of funding available for the project; 
and 


d. Authorises the General Manager to approve all necessary documentation 
to execute the contract.  


Moved Cr Mepham Seconded Cr Robinson 


The Motion on being put to the vote was CARRIED unanimously. 
 


Byrne, Mark 18 Mar 2024 10:27pm Manners, 
Alex 
The Engagement of WRM as a sub-
consultant of Public Works has not 
yet been formalised with Council., 
At the time this report is 
published, the resolutions of 
Council had not been actioned. 


17 Apr 2024 12:04pm Ackling, 
Belinda - Reallocation 
Action reassigned to Byrne, Mark 
by Ackling, Belinda 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


27/03/2024 Mayoral 
Minute: 
Security 
Guarantee 
for New 
England 
Weeds 
Authority 
Loan 


48/24 


RESOLVED 
 
That Armidale Regional Council increase its loan guarantee amount to 
$382,275.00 in support of the NEWA loan funding request following the 
decision by Walcha council to conditionally support the NEWA request. Should 
these conditions be met and the guarantee from Walcha be forthcoming then 
Armidale Regional Council will reduce its loan guarantee to the original 
$316,828.00.  


Moved Cr Coupland Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
 


Coupland, Sam 11 Apr 2024 2:18pm Hoult, 
Melissa 
All paperwork signed and sent 
back to NEWA for executing. 
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Completed Actions since March 2024 Ordinary Council Meeting 
 


Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


27/09/2023 New 
England 
Future 
Fund 


123/23 


RESOLVED 


That Council: 


a. Endorse in principle, the concept of a “Future Fund” governed by a Board 
of Guardians and a Community Benefit Panel to be established to manage, 
invest and distribute contributions from renewable energy planning 
agreements. 


b. Endorse approaching the Minister for Local Government seeking 
alternative investment options (outside Investment Order) which may 
include investing in real property and community energy projects in 
Armidale Local Government Area. 


c. Receive a further report on the progress of pursuing the above within 3 
months. 


Moved Cr Gaddes Seconded Cr O'Brien 


The Motion on being put to the vote was CARRIED unanimously. 
 


Boyce, Daniel 06 Dec 2023 11:35am Boyce, 
Daniel 
Appointed legal advisor to develop 
structure of Future Fund. 


12 Apr 2024 9:07pm Boyce, Daniel 
- Completion 
Completed by Boyce, Daniel 
(action officer) on 12 April 2024 at 
9:07:34 PM - Update report to 
April 2024 OCM 


25/10/2023 Keeping of 
Animals 
Policy 
(Urban 
Areas) 


142/23 


RESOLVED 


That Council: 


a. Endorse the draft Keeping of Animals Policy (Urban Areas) for public 
exhibition for no less than 28 days. 


b. Receive a further report should any submissions be received as a result of the 
exhibition period, however should no submissions be received, endorse the 
policy be adopted. 


Mickerts, Rick 06 Dec 2023 10:51am Hoult, 
Melissa - Target Date Revision 
Target date changed by Hoult, 
Melissa from 08 November 2023 to 
28 February 2024 - Public 
exhibition of policy closed 4 
December 2023. Report to go to 
Feburary 2024 OCM. 


06 Dec 2023 11:29am Boyce, 
Daniel 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


Moved Cr Robinson Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 


Exhibited to 5pm Monday 4 
December 2023. No submissions. 


12 Apr 2024 9:08pm Boyce, Daniel 
- Completion 
Completed by Boyce, Daniel on 
behalf of Mickerts, Rick (action 
officer) on 12 April 2024 at 9:08:58 
PM - No submissions received. 
Update policy adopted. 


25/10/2023 Finalisatio
n of 
Planning 
Proposal 
for 
Schedule 5 
Environme
ntal 
Heritage 
Housekee
ping 
Amendme
nts 


143/23 


RESOLVED 


That Council: 


a. Endorse the Planning Proposal to undertake housekeeping amendments to 
Schedule 5 – Environmental Heritage and the associated Heritage Maps of 
the Armidale Regional Local Environmental Plan 2012 to correct minor 
errors and mis-descriptions. 


b. Exercise the functions of the local plan-making authority under section 
3.36(2) of the EP&A Act to make the Local Environmental Plan. 


c. Authorise the General Manager to sign all relevant documentation on 
behalf of Council in exercising the functions of the local plan-making 
authority.    


Moved Cr Robinson Seconded Cr McMichael 


The Motion on being put to the vote was CARRIED unanimously. 
 


Dick, Jesse 04 Dec 2023 9:36am Boyce, Daniel 
- Reallocation 
Action reassigned to Dick, Jesse by 
Boyce, Daniel 


06 Dec 2023 11:28am Boyce, 
Daniel 
Package sent to DPE. 


12 Apr 2024 9:15pm Boyce, Daniel 
- Completion 
Completed by Boyce, Daniel on 
behalf of Dick, Jesse (action officer) 
on 12 April 2024 at 9:15:50 PM - 
LEP pubblished in January 2024. 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


28/02/2024 Mayoral 
Minute: 
Cost 
shifting 
onto Local 
Governme
nt 


4/24 


RESOLVED 


That Council; 


1. Council receive and note the findings of the LGNSW Cost Shifting report 
for the 2021/2022 financial year; and 


2. A copy of the cost shifting report be placed on Council’s website so that 
our communities can access it; and 


3. Council write to the Premier, the NSW Treasurer and the NSW Minister 
for Local Government seeking that they urgently seek to address these 
costs through a combination of regulatory reform, budgetary provision 
and appropriate funding. 


Moved Cr Coupland Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 


Hoult, Melissa 20 Mar 2024 11:43am Bower, 
Jessica 
1. No action required. , 2. Request 
has been sent to Communications 
team., 3. Letters are being drafted. 


27 Mar 2024 8:38am Hoult, 
Melissa 
3. Letters have been sent to the 
Premier, Treasurer and Minister 
for Local Government. 


17 Apr 2024 12:18pm Hoult, 
Melissa 
2. Communications team placed on 
the website. 


17 Apr 2024 12:21pm Hoult, 
Melissa - Completion 
Completed by Hoult, Melissa 
(action officer) on 17 April 2024 at 
12:21:10 PM - Action items 
completed. 


28/02/2024 Security 
Guarantee 
for New 
England 
Weeds 
Authority 
Loan 


28/24 
 
 
 
 
 
 
 
29/24 
 
 
 
 


RESOLVED 


That the matter be considered in seriatim. 


Moved Cr Robinson Seconded Cr Widders 


The Motion on being put to the vote was CARRIED unanimously. 
 


1. That Armidale Regional Council authorises the provision of a guarantee 
as security for loan funding provided to the New England Weeds 
Authority. 


Hoult, Melissa 20 Mar 2024 11:22am Bower, 
Jessica 
ECM held 18 March 2024 following 
NOM. Item to be further 
considered at March OCM. 


11 Apr 2024 2:14pm Hoult, 
Melissa 
All paperwork signed and sent 
back to NEWA for executing. 


17 Apr 2024 12:23pm Hoult, 
Melissa - Completion 
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Meeting 
Date 
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Res # Detail Officer 
Notes 


 
 
 
 
 
 
 
30/24 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


Moved Cr Robinson Seconded Cr Widders 
 
The Motion on being put to the vote was CARRIED unanimously 
 
 
 


2. That the amount of the guarantee to be provided to the Commonwealth 
Bank, shall be $316,828, calculated in proportion to Council’s member 
contributions for the coming financial year, relative to the total member 
contributions of all four constituent councils: Glen Innes Severn, 
Armidale Regional, Uralla Shire and Walcha Councils. 


Moved Cr Robinson Seconded Cr Widders 
 
The Motion on being put to the vote was CARRIED unanimously 
 


3. That the guarantee amount be increased to $382,275 in the event that 
one member council is unable to provide the guarantee within the 
required time frame, and no other security is available. 


Moved Cr Robinson Seconded Cr Widders 
 
DIVISION The result being:- 
 
FOR: Crs S McMichael, M O'Connor, D Robinson and B Widders  
 
AGAINST: Crs S Coupland, P Gaddes, J Galletly, S Mepham, D O’Brien, P 


Packham and  
T Redwood 


 


Completed by Hoult, Melissa 
(action officer) on 17 April 2024 at 
12:23:09 PM - Action finalised. 
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Meeting 
Date 


Report 
Title 


Res # Detail Officer 
Notes 


 
 
31/24 


The Motion on being put to the vote was LOST 
 


4. That the General Manager is authorised to execute the loan security 
documents provided by the Commonwealth Bank. 


Moved Cr Robinson Seconded Cr Widders 
 


The Motion on being put to the vote was CARRIED unanimously 


 


28/02/2024 Communit
y Report-It 
Statistics 


35/24 


RESOLVED 


That Council note the response to the Questions for which Notice has been Given 
provided by Cr Robinson.  


Moved Cr Robinson Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 
 


Harrison, 
Joanna 


20 Mar 2024 8:26am Hoult, 
Melissa - Reallocation 
Action reassigned to Harrison, 
Joanna by Hoult, Melissa - Please 
advise statistics. 


20 Mar 2024 12:06pm Bower, 
Jessica 
Report requested for April OCM. 


17 Apr 2024 12:56pm Hoult, 
Melissa - Completion 
Completed by Hoult, Melissa on 
behalf of Harrison, Joanna (action 
officer) on 17 April 2024 at 
12:56:30 PM - The General 
Manager provided a response to 
the April 2024 OCM. 
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Meeting 
Date 


Report 
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Res # Detail Officer 
Notes 


27/03/2024 Council 
Actions 
Report 
January 
2022 - 
March 
2024 


45/24 


RESOLVED 


That Council notes the report summarising the actions taken on the resolutions 
of Council. 


Moved Cr Robinson Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 


Hoult, Melissa 05 Apr 2024 11:17am Hoult, 
Melissa - Completion 
Completed by Hoult, Melissa 
(action officer) on 05 April 2024 at 
11:17:47 AM - For noting, no 
action required. 


27/03/2024 Cash and 
Investmen
t Report 
29 
February 
2024 


46/24 


RESOLVED 


That Council note the Cash and Investment Report for February 2024. 


Moved Cr Gaddes Seconded Cr Redwood 


The Motion on being put to the vote was CARRIED unanimously. 
 


Newsome, Ann 11 Apr 2024 2:10pm Newsome, 
Ann - Completion 
Completed by Newsome, Ann 
(action officer) on 11 April 2024 at 
2:10:35 PM - Noted 
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Meeting 
Date 


Report 
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Res # Detail Officer 
Notes 


27/03/2024 Tender 
Award - 
RFT 
A2023/41 
- Supply of 
Bulk 
Materials 
to 
Armidale 
Regional 
Council for 
a two year 
period 
with 
option - 
Panel 
Arrangem
ent 


51/24 


RESOLVED 


That Council: 


a. Endorse the award of RFT A2023/41 – Supply of Bulk Materials to Armidale 
Regional Council panel tender for a two-year period until 31 March 2026 
to: 


1. Karmitch Pty Ltd, T/A Terry Rhodes Earthmoving; 


2. HQG Pty Ltd Trading as Highland Quarries; 


3. Sheridan’s Hard Rock Quarry Pty Ltd; 


4. Metz Quarry, Trading as Rusty Civil and Earthworks; 
5. Ducats Earthmoving Pty Ltd; 


6. Brooklyn Quarry Pty Ltd; and 


7. Regional Quarries Australia Pty Ltd.  


b. Provide delegation to the General Manager to extend the engagements for 
a further twelve months to 31 March 2027 subject to the performance and 
satisfaction of the suppliers; 


c. Endorses the procurement strategy under Section 55 (3)(c) of the Local 
Government Act (1993) “a contract entered into by a council with another 
Council” to allow the General Manager to enter into an agreement with 
Glen Innes Severn Shire Council for the supply of Quarry Products; and 


d. Provide delegation to the General Manager to execute tender 
documentation to successful suppliers provided by this panel arrangement 
to the allowable budget. 


Moved Cr Redwood Seconded Cr O'Connor 


The Motion on being put to the vote was CARRIED unanimously. 


Newsome, Ann 11 Apr 2024 2:10pm Newsome, 
Ann - Completion 
Completed by Newsome, Ann 
(action officer) on 11 April 2024 at 
2:10:57 PM - Required actions 
taken. 
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Meeting 
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Report 
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Res # Detail Officer 
Notes 


 


27/03/2024 Engageme
nt of The 
Stable Pty 
Ltd for 
Water 
Security 
Funding 
Strategy 
and 
Business 
Cases 


52/24 


RESOLVED 


That Council  


a. Endorse the continued engagement of The Stable Pty Ltd to deliver a 
Regional Water Security Funding Strategy and Business cases; 


b. Endorse an exemption to undertake public tender under Section 55(3)(i) 
of the Local Government Act 1993 (the Act) due to extenuating 
circumstances, the contractor is currently engaged and has partially 
delivered the scope, a satisfactory result would not be achieved by 
inviting tenders; 


c. Delegate authority to the General Manager to approve expenditure to 
the upper limit of available funding for the works; and 


d. Delegate authority to the General Manager to execute all documentation 
in relation to the contract. 


Moved Cr McMichael Seconded Cr Gaddes 
 
DIVISION           The result being:- 
 
FOR: Crs S Coupland, P Gaddes, J Galletly, S McMichael, S Mepham, D 


O'Brien, P Packham and T Redwood 
 
AGAINST: Crs M O'Connor and D Robinson 
 
The Mayor declared the Motion CARRIED. 
 


Schaefer, 
Darren 


15 Apr 2024 10:56am Schaefer, 
Darren - Completion 
Completed by Schaefer, Darren 
(action officer) on 15 April 2024 at 
10:56:26 AM - Council resolved to 
endorse the recommendations. 
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New England Rail Trail - Armidale to Ben Lomond - Business Case  |  1


The Great Northern Rail line between Armidale and Glen Innes covers a 
distance of 103kms. This section of line and beyond to Wallangarra at the 
Qld Border has been closed to trains for 35 years.  


The economic viability of returning passenger and freight services to this 
section of track, and beyond to Tenterfield has been examined and was 
shown to be unfeasible.  Recent estimates for returning a train service 
to the Qld Border vary widely from capital cost of $300M to $2.0B. Even 
with quite optimistic assumptions about passenger numbers and freight 
tonnages, AEC (2018) estimated returning a train service produced a 
benefit-cost ratio of just 0.5, indicating that discounted costs outweighed 
the discounted benefits by two to one.


The overarching New England Rail Trail proposal would see the 103km 
rail corridor between Armidale and Glen Innes remain in public hands but 
converted to a rail trail to boost local tourism.  Armidale Regional 
(ARC) and Glen Innes Severn (GISC) Councils would assume 
responsibility for the rail trail including annual maintenance.


This business case only covers two stages of that project from 
Armidale to Ben Lomond stations, a distance of 68.8 kms.


The anticipated capital cost of these stages of the project is 
$21.03M, with annual maintenance costs of around $102,000.


Executive Executive 
SummarySummary


1 Executive Summary1 Executive Summary


Great Northern Rail Great Northern Rail 
Line between Armidale Line between Armidale 
and Wallangarra has and Wallangarra has 


been closed for been closed for 
35 years35 years


Returning a trainReturning a train
has been costed has been costed 
in the range of in the range of 
$300M to $2B$300M to $2B
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NSW has 3,139kms of non-operational country rail 
lines which are maintained by the John Holland Group 
at a cost of about $1.65M per year or $525 per km 
(Parliament of NSW 2015, Transport for NSW 2018). 


At present the rail corridor between Armidale and 
Glen Innes represents a wasted asset, which is costing 
the NSW government about $54,000 per year.  If 
converted to a rail trail, ARC and GISC would take over 
responsibility for corridor maintenance.  Grazing by 
adjoining landholders and contributions from community 
groups is expected to reduce council maintenance costs.


Cycling is now the fourth most popular physical activity 
for adult Australians and is attracting people to the 
region who would not normally have visited.


It has been calculated that this stage of the New England Rail Trail 
(NERT) from Armidale to Ben Lomond (68.8 kms) will attract 9,000 new 
day visits (a 2.6% increase) and 11,400 new overnight stays (a 1.6% 
increase) to the region annually, as well as being used by around 22,400 
local residents. This will generate more than $5.9M of new visitor 
expenditure each year.


The additional expenditure leads to the creation of 41 new full-time 
equivalent jobs once flow-on effects are included (REMPLAN 2023 ).


This business case This business case 
involves converting 68.8km involves converting 68.8km 


of the line to rail trail of the line to rail trail 
between Armidale andbetween Armidale and


 Ben Lomond Ben Lomond


Additional visitor Additional visitor 
expenditure will create expenditure will create 


41 new full-time 41 new full-time 
equivalent jobsequivalent jobs


11,400 11,400 
New Overnight Stays New Overnight Stays 


AnnuallyAnnually


9,0009,000
New Day Visits New Day Visits 


AnnuallyAnnually


$5.9 Million $5.9 Million 
Visitor Expenditure Visitor Expenditure 


AnnuallyAnnually


This section of rail trail is estimated to attract:This section of rail trail is estimated to attract:
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The project has a The project has a 
BCR of 1.64BCR of 1.64


and a and a 
NPV of $9.9MNPV of $9.9M


Key beneficiaries will be:


• The economies of the Armidale and Guyra region through 
increased tourist expenditure and increased economic diversity.


•  The economies of several smaller communities along the rail route 
including Dumaresq, Black Mountain and Ben Lomond.


•  Local residents with new job and business opportunities.


•  The New England-North West region with a new attraction 
generating increased visitation and longer stays.


•  The state of NSW via reduced tourism expenditure leakage – less 
visitors travelling interstate or overseas to use rail trails.


•  The NSW Government through the elimination of the responsibility 
to maintain the 68.8 km rail corridor.


•  Local residents having an additional recreational facility.


•  The state of NSW with an additional opportunity to 
attract visitation from outside the State.


When the health benefits are included for only 50% of trail 
users in the benefit-cost analysis and assuming only 50% of 
visitors to the trail are from outside NSW (hence looking at 
the project from a NSW Government perspective where only 
visitor expenditure from outside the state is included as a 
state benefit), the project produces a Benefit Cost Ratio (BCR) 
of 1.64 and a Net Present Value (NPV) of $9.9M.


Cycling is now the Cycling is now the 
fourth most popular fourth most popular 
physical activity for physical activity for 
adult Australiansadult Australians
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2.1 Background


DescriptionDescription


The railway line between Armidale and Wallangarra in Northern NSW has been closed for 35 years. 
Passenger trains north of Armidale ceased operating in 1988 and by the early 2000’s, all trains ceased 
operating on the track north of Armidale.


Since that time, the rail infrastructure in the corridor has progressively 
deteriorated and it would not be possible to reinstate trains without 
significant capital expenditure, with some recent estimates ranging from 
$1.3B (Angus Witherby, personal communication 2023) to $2.0B (Transport 
for NSW, personal communication 2023).  


Moreover, Transport for NSW (TfNSW) have stated that they have no plans 
to re-introduce trains north of Armidale.  


Consequently, plans have been developed over the last decade to convert 
the 103 km section from Armidale to Glen Innes into a rail trail (the 
NEW England Rail Trail – NERT), culminating in the development of a 
Rail Trail Plan (Halliburton 2018).  This was subsequently updated in 
2021 (Halliburton 2021) with revised costings for the Armidale to Black 
Mountain and Ben Lomond to Glen Innes sections and more detail 
on construction activities.


In December 2020, Regional Development Australia – Northern 
Inland (RDANI) developed a business case for the entire 103 kms 
of the NERT using the NSW Government Business Case template.  
This work included a detailed Benefit-Cost Analysis (BCA) of the 
project, based upon the visitation estimates and costings from 
Halliburton (2018).


The RDANI business case was used as the basis for several 
applications for capital grant funding to build the trail by Armidale 
Regional (ARC) and Glen Innes Severn (GISC) Councils.  


GISC was awarded $8.7M from the NSW Government Bushfire 
Local Economic Recovery Package in 2021 to build the trail 
between Ben Lomond and Glen Innes.  


ARC was awarded $5.4M from the Australian Government Black Summer Recovery Bushfire Grant in 
2022 to build the trail between Black Mountain and Ben Lomond.  ARC also applied for funding under the 
Australian Government’s Building Better Regions Fund Round 6 to build the section between Armidale 
and Black Mountain, however that funding round was withdrawn.  Subsequently, ARC are seeking to shift 
the $5.4M funding to build the Armidale to Black Mountain section of the trail rather than the Black 
Mountain to Ben Lomond section (Figure 1).


Case for Case for 
ChangeChange


2 Case for Change2 Case for Change


Transport for NSW have Transport for NSW have 
stated they have no stated they have no 


plans for a train plans for a train 
north of Armidalenorth of Armidale


ARC and GISC have ARC and GISC have 
already been awarded already been awarded 
$14.1 Million to build $14.1 Million to build 
two-thirds of the two-thirds of the 


entire 103km entire 103km 
trailtrail
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Figure 1 Current Funding Situation for the Entire 103 km of the New England Rail Trail


Recently, both ARC and GISC engaged NSW Public Works Authority (PWA) to re-examine and update 
the previous Halliburton 2018 and 2021 costings due to increased construction costs in the post-Covid 
era.  PWA also examined legislative and leasing issues surrounding closure of the rail corridor and its 
subsequent operation as a rail trail under the management of GISC and ARC.  PWA also looked more 
closely at the approvals needed to build a rail trail.


The first PWA study (PWA 2023) revealed that the $5.4M awarded to ARC was insufficient to build 
the Black Mountain to Ben Lomond section of the NERT in the post-Covid cost environment.  Their 
recommended option (Option 1) was to engage with the Australian Government to reallocate that 
funding to the Armidale to Black Mountain section, seek additional funding of $3.66M as they estimated 
the total cost of that section to be $9.078M, and to extend the timeframe of the original grant to June 
2025.


In February 2024 a second PWA study updated the previous Halliburton costings for the entire Armidale 
to Ben Lomond section of the trail (68.8 kms), revealing $21.03M would now be required (PWA 2024).


This report sets out the business case to build the 68.8 km section of the rail trail between Armidale and 
Ben Lomond railway stations, following the recent cost updates from 
PWA (PWA 2023 and 2024).


The objective of the entire NERT project is to convert this disused 
rail line into a rail trail for cyclists and walkers, linking the city of 
Armidale with the township of Glen Innes and taking in the villages 
of Black Mountain, Guyra, Llangothlin, Ben Lomond and Glencoe in 
the process, thus providing an attraction to draw more tourists to the 
region, increase the over-night stays for existing tourists, and provide 
additional recreational facilities for locals.  


Increased visitation and length-of-stay in these regional economies 
will boost spending, economic activity and jobs.  It will also 
spawn the development of new economic activity along the route 
– accommodation, food/beverage, bicycle hire and other tourist 
attraction businesses.


This business case This business case 
involves converting 68.8km involves converting 68.8km 


of the line to rail trail of the line to rail trail 
between Armidale andbetween Armidale and


 Ben Lomond Ben Lomond
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Planned outcomes for these stages of the NERT include:Planned outcomes for these stages of the NERT include:


• A new 68.8 km gravel-surfaced rail trail with a width of 3.0 m running from Armidale to Ben Lomond 
train stations.


•  A trail which makes actual connection between the areas enroute; and one that reinforces historic 
connections.


• Ultimately at full completion of the entire 103 kms, a trail with large anchor towns at both ends. 
One-way trails (or out-and-back trails) need an anchor at both ends to be attractive to users. The best 
one-way trails have natural terminuses in major centres or towns or pass through major towns. This is 
a particular attraction for this trail with easy access to Armidale (by car, train, plane) and Glen Innes 
by car or bus.


• Provision of an additional off-road trail which adds to the list of tourist offerings in the New England 
region and encourages visitors to stay a little longer to go for a pleasant walk or ride.


• A new nature-based attraction which has the power to retain those visitors for longer, spending 
money and generating business opportunities.


Expanded visitation to the region for the Armidale to Ben Lomond section from 2029 onwards is 
estimated at:


• 9,000 new day-trippers annually (2.6% increase)
• 11,400 additional overnight stays annually (1.6% increase)
•  22,462 local users annually


At present, the New England-North West Region attracts 3.8M domestic visitors, resulting in 4.8M 
overnight stays and expenditure of $1.4B. 29% of these visitors are from outside of NSW. 36% of visitors 
come for a holiday and 32% to visit friends and family, meaning a high percentage are potential rail-trail 
users. Domestic daytrips comprise 46% of visits and domestic overnight stays 54% (Destination NSW 
2023). 


The Armidale LGA attracts 348,000 domestic day visits and 719,000 domestic overnight stays annually.  
On average, overnight visitors stay 3 nights. 28% of overnight stays are from inter-state (Tourism 
Research Australia 2019).


Studies on visitation to other rail trails indicate a significant proportion of visitors come from interstate or 
overseas. For example:


• The Murray to Mountains Rail Trail in Victoria has 20% of visitors from outside Victoria (Beeton 2009).
• The Otago Rail Trail in NZ attracts over 49% of visitors from overseas including over 21% from 


Australia (Reis and Jellum 2012).


This indicates that the New England Rail Trail could capture some of the tourist expenditure leakage 
currently going to rail trails in other states or overseas.


Other important outcomes include:


• Connecting the towns and villages via a trail will provide an opportunity for local residents to choose 
a non-motorised connection for visiting friends or undertaking some exercise. A non-motorised trail 
provides another psychological link between the towns on the route.


• An injection of $5.9M per annum into the local economy as a result of this additional visitation, 
overnight stays and local use. 


• Preserving open recreational spaces in the region for the community.
• Providing opportunities for local social capital development/investment (e.g. trail planning, working on 


the trail, developing local skills as most work will be done by local contractors).
• Reduce visitor expenditure leakage to interstate or overseas rail trails.


This business case for 68.8 km of trail represents the two This business case for 68.8 km of trail represents the two 
Armidale Regional Council LGA stages of the entire 103 km NERT proposal.Armidale Regional Council LGA stages of the entire 103 km NERT proposal.
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2.2 Rationale For Investment 


The key problem this proposal will overcome is that the existing 103km rail corridor represents idle 
infrastructure which is not contributing to the economies or the communities of Armidale to Glen Innes.


There are a number of small villages on the intended route who no longer have any viable retail 
businesses (e.g. Ben Lomond and Llangothlin) and the addition of rail trail visitors may reverse this 
situation.  At the very least, a rail trail would provide the opportunity for accommodation and other 
tourist attractions in those areas (e.g. farm stays, B&Bs, coffee stops) which would boost these local 
economies.


All towns along the route from Armidale to Glen Innes depend 
heavily upon the agricultural sector for their economic prosperity; 
e.g. for the ARC area agriculture is 12.7% of economic output and 
10.2% of employment (REMPLAN 2023). Due to the vagaries of 
agricultural production (climate and commodity price variability), 
these economies will benefit from economic diversification and 
increased tourism is a significant opportunity to achieve this 
objective.


The Main North Line was opened in stages during the railway 
construction booms in the latter half of the 1800s. The line from 
Uralla to Armidale opened in February 1883. In August 1884, it was 
extended to Glen Innes (two sections were opened simultaneously – 
Armidale to Dumaresq and Dumaresq to Glen Innes). In September 
1886, the line was extended to Tenterfield.


As road transport became more efficient during the 1950s, railways 
began to lose their primary function. Throughout the following decades, scores were abandoned. Many of 
these corridors remain in public ownership. In NSW, railway lines could not be closed without a specific 
Act of Parliament; consequently, many rail lines are classified as disused. The condition of these railway 
reserves varies widely, but many are still intact as ‘linear corridors’ in public ownership.


In 2022 the Transport Administration Amendment (Rail Trails) Act 2022 was passed which allows the 
use of rail corridors for recreation, tourism or related purposes or road or road infrastructure. A lease 
agreement can be entered into whereby the rail infrastructure owner/manager (in this case UGL Regional 
Linx via the NSW Government) can lease the land to a local council for the purpose of operating a rail 
trail (PWA 2023). 


The rail line north of Armidale has been largely disused for 35 years.The rail line north of Armidale has been largely disused for 35 years.  The last regular services to operate 
north of Armidale was the Northern Mail which ceased in November 1988. Freight services continued to 
serve a fertilizer depot at Dumaresq until the mid-2000s, after which the line closed north of Armidale.


A recent study (AEC 2018) examined the possibility of re-opening the rail line for freight and passengers 
between Armidale and Tenterfield. This revealed a capital cost of $2.5M per km for reinstating rail This revealed a capital cost of $2.5M per km for reinstating rail 
services (compared to $305,232 per km for this rail trail section), and maintenance costs of $25,000 per services (compared to $305,232 per km for this rail trail section), and maintenance costs of $25,000 per 
km per annum (compared to $1,488 per km per annum for a rail trail). km per annum (compared to $1,488 per km per annum for a rail trail). 


Diversifying the Armidale Diversifying the Armidale 
economy through tourism economy through tourism 


will reduce the heavy will reduce the heavy 
dependence upon dependence upon 
agriculture and agriculture and 


educationeducation
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The Riverina Highlands Rail Trail has established a pilot mechanism for the conversion of disused rail 
corridors into rail trails, including the legislative requirements and the handover of responsibility for 
maintenance to local government.  Evidence from rail trails in Victoria indicates that the maintenance 
costs are likely to be much lower than those set out in the New England Rail Trail Plan (Halliburton 
2018), coming in at an average of $915/km (Indigo Shire Council, pers. comm 2019). The maintenance 
costs for the New England Rail Trail were recently revised (Halliburton 2021) and come in at an 
average of $1,488/km for day-to-day operating costs of the Armidale to Ben Lomond section (excludes 
major upgrades of capital structures such as bridges which would not be needed for many years after 
construction).


The predominant user group for rail trails is cyclists, ranging from 
elderly people to baby boomers, young couples, family groups 
with children, teenagers and young children. Walkers and horse 
riders are also attracted to rail trails, but in far lesser numbers. 
They all are using rail trails for a reason: they enjoy routes free 
from motor vehicles, routes that are away from the noise and 
smell of roads and away from trucks and cars.


Armidale already has a relatively strong cycling culture (both 
urban and touring). Glen Innes Severn Council has expressed 
an interest in developing a better cycle network within Glen 
Innes. A rail trail would add significantly to both these existing 
opportunities and cultures.


The New England North West Regional Plan includes a direction 
to support healthy, socially engaged and well-connected 
communities. An action from this is to facilitate more recreational walking and cycling paths, linkages 
with centres and public transport and expand inter-regional and intra-regional walking and cycling links. 
A rail trail, particularly one which is developed along the longer corridor (Armidale to Glen Innes) is a 
relatively low-cost option for developing such connections (physically and psychologically).


The Community Strategic Plan for Armidale Regional Council supports cycling as a healthy form of 
transport. The same document for Glen Innes Severn Council has a goal of encouraging the community to 
be more active. 


Tourists and casual Tourists and casual 
cyclists and walkers are cyclists and walkers are 
the major users of rail the major users of rail 
trails, not competitive trails, not competitive 


cyclistscyclists
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2.3 Strategic Alignment 
Table 1 summarises how the project matches key local, state and national priorities. 


Table 1. Project Alignment with Government and Council Policies


PolicyPolicy AlignmentAlignment
Southern New England High Country Regional Economic Southern New England High Country Regional Economic 
Development Strategy Development Strategy 


“Tourism (for which Accommodation and Food Services is 
a proxy) is not a regional specialisation but is nevertheless 
an important industry that complements the other key 
industries and provides diversity of employment”


“product and infrastructure development to support the 
growth of tourism, including upgrading and expansion of 
visitor facilities at Dumaresq Dam, construction of the New 
England Rail Trail (Stage 1), expansion of mountain bike 
trails and the expansion of the Walcha Outdoor Sculpture 
Park” 


“support tourism by continuing to expand and improve the 
attraction, experience and activity base of the Region and by 
building the events sector (including sporting, business and 
cultural events)”


“Encourage the establishment of outdoor and adventure-
based activities and tours”


This project aligns by:


• Specifically progressing the New England Rail Trail 
initiative


• Providing an additional tourism attraction which utilises 
the natural scenic and infrastructure endowments of the 
region


• Upgrading the visual and recreational amenity 
opportunities for both visitors and the local community


• Providing additional opportunities to boost overnight 
stays


• Drive growth of the local economies and employment 
opportunities through enriching the visitor experience 
and complimenting the wider array of New England 
North West tourism experiences.


•  Provide further diversification for the NSW regional 
economy


•  Providing an additional outdoor tour opportunity


New England North West Regional Plan 2036New England North West Regional Plan 2036 • Goal 1 Direction 7: “Build strong economic centres” as 
described above.


•  Goal 1 Direction 8: “Expand tourism and visitor 
opportunities” as described above.


•  Goal 4 Direction 17: “Strengthen community resilience,” 
18: “Provide great places to live,” 19: “Support healthy, 
safe, socially engaged and well-connected communities” 
as described above.


Armidale Regional Council Community Strategic Plan Armidale Regional Council Community Strategic Plan 
2017-20272017-2027


“The community had several suggestions as to how 
innovation and growth could be encouraged; ideas such as a 
rail trail….”


“Other ideas for protection of the environment and 
encouraging climate friendly lifestyles


included promoting eco-tourism (such as the introduction of 
a ‘Rail-Trail’)”


“Investigate development of a rail trail north of Armidale to 
attract visitors to the region”


“Tourism is seen as a key way of growing the local 
economy…..”


“Provide incentives for eco-tourism operators to establish 
programs which promote sustainable living and attract 
tourists to the region”


“Tourism is seen as a key way of boosting the vibrancy, 
attractiveness and economic sustainability of the Armidale 
town centre and also the other towns across the region”


The project aligns by:


• Specifically progressing the New England Rail Trail 
initiative


•  Will generate further tourism business opportunities


Advancing Our Region, Your Community Plan 2022-2032 Advancing Our Region, Your Community Plan 2022-2032 
(Armidale Regional Council)(Armidale Regional Council)


“Promote a regional approach to tourism that grows our 
reputation as a destination of choice in NSW” 


The project aligns by:


• Specifically progressing the New England Rail Trail 
initiative within the region


•  Would generate further tourism business opportunities
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Draft Armidale Regional Council Delivery Program Draft Armidale Regional Council Delivery Program 
2022-20262022-2026


“Seek funding for the New England Rail Trail from Ben 
Lomond to Armidale”


“Construct Rail Trail infrastructure from Ben Lomond to 
Armidale”


“Provide attractions and events that enhance our region’s 
offering to locals and Tourists”


“Attract regional, state, and large-scale sporting events, and 
increase sports tourism visitors by enhancing, maintaining 
and promoting our high quality sports facilities”


The project advances all these objectives


Restart NSW/Rebuilding NSW Restart NSW/Rebuilding NSW 


“The Government is committed to supporting the 
development of strong, diverse and innovative regional 
communities across New South Wales and making those 
communities appealing places for people to live, work and 
invest”


The project aligns by:


• Providing a high-quality tourist destination for both 
visitors and the local community


• Improving the amenity appeal/opportunities in the region


•  Diversifying the local economy further


State Infrastructure StrategyState Infrastructure Strategy


“productive regional industries and connected regional 
communities”.


The project aligns by:


• As described above plus


• More opportunity for outdoor recreational activity = 
fitter community


•  Working with other community groups to provide the 
upgraded facilities


A 20 Year Economic Vision for Regional NSWA 20 Year Economic Vision for Regional NSW


“Investigate opportunities for underutilised public land and 
infrastructure to play a bigger role in tourism – for example, 
as rail trails”


“Draw in more domestic and international tourists in areas 
with tourism potential”


The project aligns by:


• As described above – opportunities for new businesses 
along the trail


NSW Visitor Economy Strategy 2030NSW Visitor Economy Strategy 2030


“NSW aims to be the premier visitor economy of the Asia 
Pacific by 2030”


• Identify priority visitor economy projects and develop 
business cases for related infrastructure guided by the 
Tourism Infrastructure Strategy and fast track their 
approval and delivery.


• Develop and promote accessible tourism products, 
experiences, and visitor precincts.


•  Create vibrant places and drive visitation by activating 
government-owned assets such as stadia, cultural 
institutions, parks and public spaces with compelling new 
event content.


Destination Country and Outback NSW Destination Destination Country and Outback NSW Destination 
Management Plan 2022-2030Management Plan 2022-2030


“Developing regional trails”


“Facilitate collaboration to strengthen content relating to 
cross-regional `trails and multiday itineraries that profile the 
existing and emerging strengths of the region….”


“Incorporate active transport options, such as regional 
cycleways (options for mountain, gravel and road bikes) and 
rail trails – this is particularly but not exclusively important 
for the New England North West Hub within DNCO. This 
is critical to support the increased interest in and demand 
for outdoor recreation, health and well-being and more 
sustainable visitor experiences”


The project advances these objectives
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2.4 Expected Outcomes


The key outcomes of the project will be:


For Armidale Regional CouncilFor Armidale Regional Council


• A new 68.8 km gravel-surfaced rail trail with a width of 3m running from Armidale to Ben Lomond 
train stations.


•  Expanded visitation to the region estimated at:
 o 9,000 new day-trippers annually
 o  11,400 additional overnight stays annually
 o  22,462 local users annually


• Productive use of an abandoned asset which passes through the council area.


•  A positive contribution to the health of their residents, which is an objective in the Community Plan.


• A positive start to the development of the entire 103 km NERT between Armidale and Glen Innes.


For the Local EconomiesFor the Local Economies


•  An annual injection of over $5.9M into the local economy as a 
result of this additional visitation, overnight stays and local use 
after 4 years of operation.


• 41 new FTE jobs as a result of increased visitation (REMPLAN 
2023).


•  Diversification of the local economy.
• Provision of an additional off-road trail which adds to the list 


of tourist offerings in the New England region and encourages 
visitors to stay a little longer to go for a pleasant walk or ride.


• A new nature-based attraction which has the power to retain 
those visitors for longer, spending money and generating 
business opportunities.


For the Local CommunitiesFor the Local Communities


• A trail which makes actual connection between the towns en-route; and one that reinforces historic 
connections.


•  Connecting the towns and villages via a trail will provide an opportunity for local residents to choose 
a non-motorised connection for visiting friends or undertaking some exercise. A non-motorised trail 
provides another psychological link between the towns on the route.


• Development of additional local skills in rail trail development and maintenance.


•  The opportunity to become involved in the maintenance of the trail.


For the NSW GovernmentFor the NSW Government


• Productive use of an abandoned asset.
•  An economic boost to rural economies reducing their reliance on government assistance.
•  Elimination of existing maintenance costs.
•  A project which helps to deliver on their goals for growing the NSW visitor economy.
•  Reduced visitor expenditure leakage to rain trails overseas and in other states.


It is estimated that It is estimated that 
this stage of the NERT this stage of the NERT 


will create 41 will create 41 
new jobsnew jobs
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2.5 Stakeholder and Community Support


Community Consultation 2014-2023Community Consultation 2014-2023


Extensive consultation has been conducted including:


• NERT Inc. visited landholders along the railway line, circa 2014 through to 2016 and collected 
signatures of support.


•  NSW Government (Department of Premier and Cabinet - DPC) run workshops in Guyra and 
Tenterfield in 2017. Participants were consulted on the transport plans out to 2050 which showed 
no intention to use the line for passenger and freight services up until that date.  This was after a 
State commissioned study in 2006 resolved to invest in the Inland Rail as a the main corridor for 
transporting passengers and freight. Attendees were also consulted on the process by which it was 
likely to be converted from a designated rail line and State owned asset to Crown Lands for alternate 
uses to be considered.


• NERT Inc. engaged local residents and businesses in a crowd funding effort in 2017-18 which raised 
circa $45,000 to commission the trail studies Halliburton (2018, 2021) and the RDANI Business Case 
(2020).


• ARC commissioned a phone survey by Jetty Research in February 2018. A summary of this report is in 
the letter attached (see Attachment 2).


•  A program of engagement was undertaken from July–October 2021 which sought to ascertain the 
concerns of the landholders along the corridor, engage businesses and local aboriginal people as well 
as community in general at the Armidale Markets (see Attachment 2). This has been shared with 
Councillors in a report and made public.


•  In August 2021, ARC shared an online Survey Monkey questionnaire on social media created by GISC 
which was open to anyone to complete. The survey has been promoted by Glen Innes and Armidale 
Council across all social media and it also appeared on the GISC website.  It was designed to capture 
both supporters and non-supporters. The results show overwhelming support (80%) for the project 
(see Attachment 2).


•  NERT Inc. made a presentation to the Armidale Ratepayers Association in 2022.
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Key stake holders were identified in 2014, these are as follows. Supportive community letters have also 
been received and supplied to the then Transport Minister Ms. Gladys Berejiklian and the Deputy Premier 
Mr. John Barilaro personally in Guyra in 2016.


Key Stakeholders consulted and supportive include:


• Black Mountain Preservation Society
•  Guyra Shire Council
•  Armidale Regional Council
•  Armidale Regional Council Administrator
•  Guyra and District Chamber of Commerce
•  Armidale Business Chamber
•  Business in Glen (BIG)
•  Glen Innes Severn Shire Council
•  Locals 4 Locals
•  Costa Tomato Farm Guyra (who made a $5,000 donation to help fund the initial business case)
•  Sustainable Living Armidale
•  Guyra’s Aboriginal Land Council
•  Guyra Branch NSW Farmers
•  Regional Development Australia Northern Inland
•  Rotary Club Guyra
•  Southern New England Landcare
•  Armidale Regional Airport Users Group
•  Guyra Central School
•  Ben Lomond School
•  Northern Tablelands Local Land Services
•  The Guyra and District Historical Society Machinery Group
•  All residents (including rural and CBD businesses) neighbouring the rail corridor


Concerns raised (as per Guyra Argus July 3rd, 2014):


• Can the line in its present state be removed?
•  Who pays for the removal?
•  Who benefits from the sale of its removal?
•  Are the current lease holders still able to run stock up to the line?
•  Is payment required to use the track?
•  Are riders covered by public liability?
•  Who controls the weeds?


These main concerns have been addressed in many formats, individually and in public community 
consultations with DPC in Guyra, Tenterfield and Armidale.


The publication of the ‘What is a Rail Trail’ pamphlet delivered to all households (see Attachment 2).  
Other communication has included the Trail Development Plan, Feasibility Study, Social Media, local 
print media and Radio.  Many of these publications are available on the ARC website - https://www.
armidaleregional.nsw.gov.au/our-region/economic-development/rail-trail 
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The proposed process to address the issues was minimal due to the majority of the concerns being 
already addressed. It was always the intention to allow existing lease and stakeholders to continue with 
their long- term grazing and weed control practices along the corridor.


The local branch of the NSW Farmers supported both the graziers/rail trail proposal with a motion to 
ensure their retention as per the existing right of access with John Holland CRN. 


We identified very early that Preservation Societies would 
play a significant role in the proposal to maintain their 
leases and interests and also providing major trail ‘points of 
interest’.


Armidale Regional and Glen Innes Severn Councils and 
Councillors have been aware of both supporters and 
detractors over a long period and in 2019 both moved with 
vast majority councillor support to endorse the development 
of the trail.


ARC and NERT Inc. carried out consultation sessions in Black 
Mountain just prior to Covid and an information sheet/invite 
was sent to all landholders along the line from Armidale to 
Black Mountain to attend others sessions based in Armidale 
and run by ARC.


The next major task is to consult with all the landholders along the 33.06 km Armidale to Black 
Mountain section of the trail to address any concerns they may have.  It is anticipated that allowing 
them to continue grazing up to the boundary of the rail trail, along with the Biosecurity Plan developed 
for the rail trail, plus the Local Land Services Biosecurity Plan for Crown Corridors will address most 
concerns. Landholders will also be consulted on their fencing requirements.


All landholders along the 34km section from Black Mountain to Ben Lomond were consulted in 2019. 


See Attachment 2 for further details of community consultation.


Extensive consultation of Extensive consultation of 
landholders, community landholders, community 


and businesses has and businesses has 
been conducted been conducted 


since 2014since 2014
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3.2 The Base Case


The base case is that the rail corridor between Armidale and Glen Innes remains as it is; an entirely 
un-utilised and a non-productive asset, being maintained by the NSW Government (currently via UGL 
Regional Linx) at a cost of around $54,000 per annum.


3.3 Options Considered


The do-nothing option is the base case.  It does not address the issue of an idle public asset.


PWA (2023) developed 3 options for the sections from Armidale to Black Mountain of the NERT given the 
current funding received to date (see Figure 1).  These are as follows:


Option 1: Option 1: Seek further funding in addition to the $5.4 M received to bring the total funding to $9.078 
M and construct the entire 33.06 kms of trail between Armidale and Black Mountain.  This would also 
require seeking an extension of the timeline from the Australian Government for the expenditure of the 
$5.4 M and their permission to use that funding for the Armidale to Black Mountain section rather than 
the Black Mountain to Ben Lomond section.


This was the preferred option as it achieves the highest value for money through economies of scale and 
would also attract the largest number of visitors to the region.  


However, the preferred option is now to build the entire 68.8 kms within the ARC jurisdiction from 
Armidale to Ben Lomond as this will link up with the GISC section providing a 103 km rail trail with key 
anchor towns at each end.


Analysis of Analysis of 
the Proposalthe Proposal


3 Analysis of the Proposal3 Analysis of the Proposal


Key Problem/IssueKey Problem/Issue Key Proposal ObjectiveKey Proposal Objective Key Success IndicatorKey Success Indicator
Rail line between Armidale and Glen 
Innes disused for over 35 years – a 
wasted asset


Develop a rail trail on this rail corridor 
for cyclists & walkers to attract 
additional tourists, and more overnight 
stays by visitors


Increased visitors and overnight stays


Lack of economic diversity in Armidale 
and Glen Innes economies – high 
dependence on agriculture and 
education


Further diversify these economies 
through increased tourism


Increased visitor expenditure in these 
economies


Obesity and health issues in local 
communities


Provide an additional outlet for outdoor 
exercise


Level of use of the rail trail by local 
community, increased sale of bicycles 
locally


Table 2. Project Issues and Indicators


3.1 Objectives and Indicators
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Option 2:Option 2: If the funding body is not amenable to the above changes, then use the 2023/24 FY $2.705 M 
portion of the $5.4M to build the trail from Armidale Train Station to Rowlands Road (3.27 kms).  This 
should be done under a Design and Construct Model based on the 9.828 km section from Armidale to 
Dumaresq Train Stations to eliminate the need for a second round of procurement for a construction 
contractor (i.e. just one tender is used for both design and construction). 


This is not a preferred option as it would only deliver 3.27 kms of the NERT, a distance that would mostly 
be used by local residents but is of insufficient scale to attract more external visitors to the trail.
However, it would provide a positive start to the commencement of the NERT demonstrating the 
willingness of ARC to proceed with the larger project.  It would also compliment any trail building 
commenced by GISC.


Option 3:Option 3: Deliver as much of the originally funded project from Black Mountain to Ben Lomond as the 
2023/24 FY allocation of $2.705 M allows.  Start at the Ben Lomond Station such that it connects to the 
GISC section of the trail.


This is the least preferred option from an ARC perspective as it would mean that section of trail is on 
the outer edge of the ARC geographic boundary in a sparsely populated area with no amenities.  Visitors 
would require a significant deviation from their route to access the trail.  Hence trail use is likely to be 
minimal.


Option 4 - Return trains to the rail corridor. Option 4 - Return trains to the rail corridor.  Despite support from some community members, this option 
is highly unlikely. TfNSW have stated they have no plans to return trains to the corridor. 


The following are 2022 and 2024 responses from TfNSW and  The following are 2022 and 2024 responses from TfNSW and  
NSW Minister Jenny Aitchison to lobby groups seeking to re-NSW Minister Jenny Aitchison to lobby groups seeking to re-
instate rail services.instate rail services.


“I am advised a number of rail lines had their services 
withdrawn in the 1980s due to low demand. It is 
uneconomic to retain operational rail lines in these 
circumstances and Transport for NSW is not aware of any 
changes in circumstances that would make a reopened 
main rail line north of Armidale or Moree to the Inverell rail 
line viable.


The rail line north of Armidale is not in Transport for NSW’s 
future strategy for reinstatement, and there are no current 
or near-term proposals to recommence passenger or freight 
services on this line.


However, Transport for NSW recognises the need to preserve the rail corridor for potential 
passenger/freight/transport use in the long term, and applies this thinking to all decisions 
relating to the line. If a rail corridor is repurposed for other uses, Transport for NSW can return 
it to passenger or freight use if strategic needs change”.


And:


“I am advised that there are currently no plans to reintroduce passenger train services on this 
section of the Great Northern Railway. The corridor was considered extensively to be reopened 
as part of the planning and business case for the Inland Rail, however, it was ruled out by the 
Australian Government”.


Transport for NSW have Transport for NSW have 
stated there are no stated there are no 


plans to return plans to return 
trains to this trains to this 


rail linerail line







New England Rail Trail - Armidale to Ben Lomond - Business Case  |  17


As noted previously, the rail has not been used by trains for over 35 years and the cost-effectiveness of 
road transport has largely eliminated the local opportunities for rail freight.  Moreover, the development 
of the Inland Rail system to the west of the area is likely to be the focus for any future growth in rail 
freight.  Livestock production (beef, sheep, wool) are the main commodities produced in the ARC area that 
are transported. Any that are exported out of the region (e.g. to abattoirs or ports) are best suited to road 
transport with a well-developed route north-south along the New 
England Highway and east-west along the Gwydir Highway and 
Thunderbolts Way.  Retail goods are also a major freight product 
in the region but again they are well suited to road transport with 
direct delivery door to door without the need to transfer from rail 
to road. Passenger utilisation of the rail (even from southern areas 
into Armidale) is relatively low and an ARC study has indicated it is 
uneconomic to return passenger trains north of Armidale. 


Train passengers traveling north of Armidale do so by bus (typically 
a large 54-57 seat coach). NSW Trainlink data (NSW Trainlink, 
2024) reveals that on average, there were only 8, 12 and 14 
passengers daily on this bus going to Tenterfield, so the bus was 
over 80% vacant.


ARC commissioned a study (AEC 2018) looking at the feasibility of a passenger service on the line between 
Armidale and Tenterfield. The report considered the likely costs of refurbishment of the line to modern 
standards and likely revenues from services. The study concluded that the costs significantly outweighed 
the likely revenues by 2 to 1. In addition, the NSW Government has indicated it has funding available for 
viable rail service proposals. It is understood that the Government has yet to receive an economically viable 
proposal for this section of rail.


Based on the AEC study (AEC 2018), recommissioning the line from Armidale to Glen Innes would cost 
approximately $257M ($2.5M per km).  More recent estimates have put the cost of returning a train from 
Armidale to Wallangarra at $2.0B (Transport for NSW, personal communication 2023).


Annual maintenance costs were estimated at $2.6M.  However, net passenger and freight revenues (i.e. net 
benefits) were only around $13.12M annually, meaning that the return to rail proposal did not produce a 
net benefit (i.e. it would lose money and not generate a benefit-cost ratio of greater than 1.0).  It should be 
noted that generous rail passenger numbers and freight volumes were assumed in this analysis.


A do-later option is not considered warranted since the rail line has already been idle for more than 35 
years and the study suggests it is unlikely that a rail service will return.


Recent estimates Recent estimates 
for returning a train for returning a train 
from Armidale to from Armidale to 
Wallangarra range Wallangarra range 


up to $2Bup to $2B
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3.4 Information About the Proposal


3.4.1 Scope of Works


LocationLocation


The rail corridor between Armidale and Ben Lomond in Northern NSW.


Quantifiable details: Quantifiable details: 
•  68.8 km of new rail trail between Armidale and Ben Lomond Stations.
•  To function effectively as a shared use facility (for cyclists and walkers), the New England Rail Trail 


should have a width of 3.0 metres (increased from the previously proposed width of 2.5 metres).
•  Removal of existing steel railway track and sleepers.  Keep a small quantity to construct trail 


furniture, signage etc..
•  Preserve embankment and side drains during ballast and track/sleeper removal.
•  Spread and compact the existing coarse ballast material on the existing rail corridor to form a sub-


base for the trail.
•  Place a non-woven geotextile layer over the ballast to stop fines migration into the ballast.
•  Spreading and compacting of new surface material (unsealed gravel blend pavement) directly on site 


with a smaller dump truck, multiple runs with a smooth drum roller (7.5 t machine for better edge 
compaction).


•  There are 9 bridges along the 68.8 km route, ranging in length from 3m to 12m. These will be 
upgraded with new girders, balustrades and decks or replaced with a pre-cast culvert and fill. 
Reinstatement and refurbishment of the bridges (re-decking and installing handrails in compliance 
with Australian Standards for bridges) will be a major component of the cost of establishing the 
NERT.


•  Construction of trailheads.
•  Construction of prominent trail head promotional signage, maps, gravel carparks and connecting 


footpaths from carpark to trail.
•  Construction of driveways from road to carparks.
•  Construction of on-site shading.
•  Construction of toilets.
• Maintain sections of the on-formation railway at trailheads for heritage interpretation.
•  Install wayfinding signs within an overall identity for the entire NERT agreed with GISC.
•  Repair/remove/install corridor fencing where required.
•  Chicanes, management access gates, signage and culverts at road crossings.
•  All artefacts and relics of the railway remain in place during the construction of the trail. The existing 


stations and other buildings in all the station grounds are outstanding examples of preserved railway 
heritage.


•  All existing signs, signals and switches have been identified and allowance made for their retention 
and upgrading.


•  Vegetation clearing - generally speaking, a cleared ‘trail corridor’ of 3.5 - 4.0 metres will be required 
to enable a trail of 3.0 metres to be developed in the centre of the cleared corridor. Either side of this 
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trail will be further clearing of vegetation up to 1.0m for drainage.
• Rubbish removal.
• Factor in Disability Discrimination Act (DDA) requirements at trailheads.


Design StandardsDesign Standards
Australian Standards for all works will be adhered to. Engineering certification of bridge supporting 
structures and abutments is strongly recommended to ensure the structural soundness of the bridges to 
be re-used. The services of a qualified bridge engineer will need to be utilised to assess both bridges for 
structural soundness (a Level 2 integrity test is sufficient), to provide drawings of, and specifications for, 
a typical bridge super-structure and re-decking.


As a general rule, multipurpose trail bridges should support a minimum design load of 5.67 tonnes where 
emergency vehicles cannot easily gain access close to the bridges by other means.


Handrails will be required where the fall from the bridge decking to the ground is greater than 1 metre. 
This is a Standards Australia requirement.


There are designated standards for handrails for pedestrians and cyclists (1.0 – 1.1m high for walkers and 
1.3m for cyclists with a number of detailed specifications regarding design). 


It is of major importance to develop a Bush Fire Risk Management Plan early in the planning process 
in consultation with the NSW Rural Fire Service. This is an issue with many rail trails and it has been 
successfully tackled elsewhere. For example, the Lilydale to Warburton Rail Trail (in Victoria) has 
developed a Wildfire Risk Management Plan. The Plan includes objectives and relevant actions. The 
objectives are:


• Providing a safe recreation trail for walkers, cyclists and horse riding;
•  Providing a safe access onto and along the trail for all emergency vehicles;
•  Minimising the risks of fires spreading from or onto the rail trail; and
•  Developing annual maintenance works and maintenance programs (with an accent on fire hazard 


reduction).


Utility adjustments or property acquisitions - Utility adjustments or property acquisitions - None required.


Concept diagrams and sketchesConcept diagrams and sketches – see Attachment 5.


PhotosPhotos –  – see Attachment 5







New England Rail Trail - Armidale to Ben Lomond - Business Case  |  20


3.4.2 Proposal Exclusions
None


3.4.3 Related Projects
The 33 km section of the NERT from Ben Lomond to Glen Innes being managed by the Glen Innes Severn 
Shire Council which links up to this section of the trail.


3.4.1 Rail Trail Visitation
Visitation is the key driver for the commercial success and financial viability of the project.  Halliburton 
(2018) estimated visitation along the entire 103 km of the NERT from Armidale to Glen Innes based on 
the following assumptions and caveats:


•  Trail economic impact and visitation is always difficult to estimate for a new trail.
•  Australians are the biggest users of cycle trails in NZ and this market would be interested in using 


new rail trails in NSW.
•  Queensland would be an important interstate market for the NERT due to close proximity.
•  Short trails appeal to day trippers, longer trails attract more overnight stays.
•  The Black Mountain to Ben Lomond section of the NERT was estimated to attract 5,000 day trippers 


annually which represents 0.3% of the day tripper market to the entire region, 1.6% of existing day 
trippers to the ARC LGA and 5% of the population within a 2 hour drive radius.


•  Extending the trail from Armidale to Glen Innes was estimated to attract another 10,000 day trippers 
annually which represents 0.6% of the day tripper market to the entire region, 3.2% of existing day 
trippers to the ARC LGA and 10% of the population within a 2 hour drive radius.


•  Hence the entire (103 km) NERT day tripper market was estimated at 15,000 users annually.
•  Some day trippers would convert to an overnight stay.  This was estimated at 2,000 overnight 


stays for the Black Mountain to Ben Lomond section plus another 2,500 if the entire 103 km were 
developed.


•  Some existing overnight stays would stay an extra night to 
use the trail.  This is estimated at 2,000 stays for the Black 
Mountain to Ben Lomond section plus another 2,500 if the 
entire 103 km were developed.


•  New overnight stays would be generated from the NERT 
project.  For the shorter trail from Black Mountain to Ben 
Lomond it was estimated no new overnight stays would 
be created. However development of the entire trail from 
Armidale to Glen Innes would attract 5,000 new overnight 
visitors, who would stay 3 nights.


•  Local users were estimated based on the populations within 
20 minutes drive of the new trail.  Low, medium and high 
use scenarios were calculated based on a combination of the 
number of visits per year by locals and the percentage of the 
local population using the trail sections. The low estimates 
worked out at 2,489 locals using the Black Mountain to Ben 
Lomond section, plus another 34,947 users if the full NERT 
was built from Armidale to Glen Innes.


• Table 3 summarises the Halliburton (2018) visitor estimates.


Visitor estimates for the Visitor estimates for the 
Armidale to Black Armidale to Black 


Mountain section are Mountain section are 
based on previous based on previous 
estimates in the estimates in the 


NERT PlanNERT Plan
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Visitor SegmentVisitor Segment Black Mountain to Ben Black Mountain to Ben 
Lomond (34 km)Lomond (34 km)


Armidale to Glen Innes Armidale to Glen Innes 
(103 km)(103 km)


TotalTotal


New day trips 5,000 10,000 15,00015,000


Day trips converting to an overnight 
stay


2,000 2,500 4,5004,500


Overnight stayers extending one night 2,000 2,500 4,5004,500


New overnight visits (3 nights) 0 5,000 5,0005,000


Table 3. Previous Visitation Estimates from Halliburton (2018)


The estimates above (Table 3) became the basis for The estimates above (Table 3) became the basis for 
calculating visitation to the Armidale to Ben Lomond section calculating visitation to the Armidale to Ben Lomond section 
of the trail.of the trail.  The following assumptions were made:


• Visitation to the Armidale and Glen Innes LGAs for the 
entire 103 km trail would be split 60%/40%, hence 
Armidale to Ben Lomond would attract 60% of all trail 
visitors.


•  Visitation to all sections would ramp up over 4 years 
starting at 25% of the full development numbers, then 
going to 50%, 75% and 100% by year four.


• New overnight stays and package stays (packages 
estimated at 10% of the new overnight stays) stay an 
average of 2 nights along the Armidale to Ben Lomond 
section of trail.  These are more conservative overnight 
stay figures than in previous business cases where the 
average 3 night stay for the region was assumed for the entire trail from Armidale to Glen Innes.  A 
lesser 2 night stay was used as Armidale to Ben Lomond only represents around two-thirds of the 
entire 103 km trail, so less time is needed to ride it.


•  These assumptions produce the following visitor numbers for the Armidale to Ben Lomond section of 
the trail (Table 4).


•  Hence the Armidale to Ben Lomond section of the NERT generates 9,000 new day visits and 11,400 
new overnight stays after four years at full development.


This section would This section would 
attract 9,000 new day attract 9,000 new day 


visits and 11,400 visits and 11,400 
new overnight stays new overnight stays 


after 4 yearsafter 4 years


Visitor SegmentVisitor Segment 20262026 20272027 20282028 20292029
New day trippers  2,250  4,500  6,750  9,000 


Day trippers converting to overnight  675  1,350  2,025  2,700 


Overnight stays extended one day  675  1,350  2,025  2,700 


New overnight stays 
(2 nights average)


 1,350  2,700  4,050  5,400 


New overnight stays - packages 
(2 nights average)


 150  300  450  600 


Local visits  5,615  11,231  16,846  22,462 


TOTALTOTAL  10,715  10,715  21,431  21,431  32,146  32,146  42,862  42,862 


Table 4. Visitor estimates Armidale to Ben Lomond
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3.5 Projected Costs


3.5.1 Projected Capital Costs


3.5.2 Projected Ongoing Costs


StageStage 2023-242023-24 2024-252024-25 2025-262025-26 2026-272026-27 Future Future 
YearsYears


TotalTotal


Base cost estimate  25.000 2,216.000 13,811.731 16,052.73216,052.732


Contingency 6.250 554.000 3,452.933 4,013.1834,013.183


Escalation 1.500  132.960 828.704 963.164963.164


Nominal cost Nominal cost  32.75032.750 2,902.9602,902.960  18,093.36818,093.368 21,029.07821,029.078


Table 5. Projected capital costs inclusive of contingency ($000s)


YearYear 2023-242023-24 2024-252024-25 2025-262025-26 2026-272026-27 ….…. Steady Steady 
State / State / 


Last YearLast Year


TotalTotal


Maintenance of trail 
(slashing, resurfacing, 
signage etc)


102.409 102.409 102.409102.409


TotalsTotals 102.409102.409 102.409102.409 102.409102.409


Table 6. Projected ongoing costs ($000s)


Capital cost of the 68.8 km section is $21MCapital cost of the 68.8 km section is $21M


Annual maintenance costs are $102,000Annual maintenance costs are $102,000


Source: PWA (2024)


Source: Halliburton (2018, 2021)


Note that ARC have already contributed over $100,000 
conducting due diligence and approvals work and preliminary 
approvals with UGL Regional Linx who manage operations 
and maintenance on regional train lines in NSW.  This is 
in preparation for entering into a 100 year lease with UGL 
Regional Linx to operate/maintain the rail trail. ARC have already ARC have already 


invested in preliminary invested in preliminary 
approvals work in approvals work in 
preparation for preparation for 


the leasethe lease
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3.6 Benefit-Cost Analysis


Annual beneficiaries of the rail trail will include:


• • Local businessesLocal businesses – an additional $5.9M of new visitor 
expenditure.


• • The local economyThe local economy – an additional 41 FTE jobs as a result of the 
increased visitor spend.


• • NSW economyNSW economy – the potential to attract more visitation to NSW
• • Visitors (20,400 non-local and 22,500 locals) Visitors (20,400 non-local and 22,500 locals) – a new recreational 


and heritage facility to explore.
• • NSW GovernmentNSW Government – a maintenance cost saving of approximately 


$35,300 pa as the council will take over this 
responsibility.


• • Trail UsersTrail Users – health benefits estimated at $1.42/km 
for cycling and $2.83/km for walking (Queensland 
Department of Transport and Main Roads 2016).


A Cost-Benefit analysis has been conducted for the 68.8 
km section of trail between Armidale and Ben Lomond.  It 
includes the following:


Costs:Costs:


•  $21.03M capital cost over the period 2023-2026 (as 
estimated by NSW Public Works Authority, 2024).


•  Council maintenance costs of $102,409 pa for the 
ARC section of trail from Armidale to Black Mountain 
(Halliburton 2021).


Benefits:Benefits:


•  Reduced maintenance costs (currently contracted by the NSW 
Government to UGL Regional Linx) of $35,326 pa.


•  Additional visitor expenditure – only the expenditure from 
visitors from outside NSW were included (i.e. the BCA is from a 
NSW Government perspective).


•  Daily expenditure data taken from the Halliburton (2018) and 
REMPLAN (2023).  It is assumed 10% of new overnight stay 
users will buy a package to use the trail, which costs 39% 
more based on data from the Otago Rail Trail.


•  Only the Value-Added associated with this new visitor 
expenditure is included as a benefit as this is an approximation 
of consumer surplus which is the correct measure to use in a BCA of this type.  Using gross visitor 
expenditure would be an over-estimate of benefits as it would include the value of the intermediate 
inputs used by businesses to produce their goods/services.


•  Trail user health benefits (for walker and cyclists) are taken from Queensland Department of Transport 
and Main Roads (2016) – only the benefits to NSW resident users are included.  It is assumed day 
trippers will only cycle half of the trail or walk 1/10th, day trippers converting to overnighters will 
cycle 1/3rd of the trail or walk 1/5th, overnighters staying an additional night will cycle half the trail 
or walk 1/3rd, new overnighters staying 2 nights will cycle the entire trail or walk half and locals will 
cycle or walk all of the trail (or the equivalent distance) over a one year period.


The analysis was conducted using a 7% discount rate over a 20-year analysis period.


Only visitor Only visitor 
spending benefits from spending benefits from 
visitors outside of NSW visitors outside of NSW 


were included in were included in 
the BCAthe BCA


 From a NSW Government  From a NSW Government 
perspective, the project perspective, the project 
produces a BCR of 1.64 produces a BCR of 1.64 
and an NPV of $9.9M and an NPV of $9.9M 
indicating it should indicating it should 


proceedproceed


More conservative visitor More conservative visitor 
and health benefit and health benefit 
estimates are used estimates are used 
in this business in this business 


casecase
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A Benefit Cost Ratio (BCR) of greater than 1.0 and a positive Net 
Present Value (NPV) indicate that the project is economically 
favourable.


Sensitivity testing was also conducted on the number of visitors 
using the trail and other key assumptions.  For the base-case it 
was conservatively assumed that only half of visitors to the trail 
are from outside NSW and only half of users accrue any health 
benefits.


From a NSW-based perspective, the 68.8 km rail trail would From a NSW-based perspective, the 68.8 km rail trail would 
generate a BCR of 1.64 and a Net Present Value of $9.9M if only generate a BCR of 1.64 and a Net Present Value of $9.9M if only 
half of the new visitors are from outside of NSW and half of the half of the new visitors are from outside of NSW and half of the 
health benefits from cycling and walking are included.health benefits from cycling and walking are included.


Of these benefits, additional visitor expenditure (value-added) 
contributes $1.57M of extra value-added benefit per annum and 
health benefits $1.7M per annum.  The majority of these health 
benefits accrue to locals who have the opportunity to ride or walk the trail regularly all year round.


3.6.1 Sensitivity Analysis
Table 7 shows the results of modifying the key base case assumptions.  BCR is the Benefit-Cost Ratio 
and a BCR of greater than 1.0 means the discounted benefits exceed the discounted costs.  NPV is the 
Net Present Value and a positive NPV also means the project benefits exceed costs and is a profitable 
investment.


Sensitivity testing indicates that from the NSW Government perspective, the project is quite robust under 
a range of assumptions.  


Visitor numbers must be reduced to 50% of their expected level, or health benefits reduced to almost 
zero before the project fails the key BCA parameters of BCR and NPV.  And recall the conservative 
assumptions in the base case which were made about visitation and health benefits.


Health benefits are a strong component of the case for the rail trail actually being slightly larger than 
the new visitor expenditure benefits.  If these are reduced to zero, the BCA results become negative, 
however again recall the conservative assumption was used that only half of rail trail users gain any 
health benefits.


Assumption ChangeAssumption Change BCRBCR NPVNPV
Base case 1.64 $9.9M


Visitor numbers reduced by 25% 1.23 $2.8M


Visitor numbers reduced by 50% 0.82 -$4.3M


Visitor numbers reduced by 75% 0.41 -$11.6M


Health benefits reduced by 50% 1.22  $2.5M 


Health benefits reduced by 75% 1.00 -$1.2M


No health benefits 0.79 -$4.8M


Maintenance costs increased by 100% 1.55 $8.8M


Maintenance costs increased by 200% 1.47 $7.7M


Table 7. BCA Sensitivity Results


Note: Results in green are positive for the project, results in red are negative for the project


Under most assumptions Under most assumptions 
the project is the project is 
economically economically 
favourablefavourable
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3.7 Financial Appraisal


Figure 2 shows the potential project cash flow during the construction period.  This could be varied in 
agreement with the funding agency to avoid any periods of extended negative cash flow.


A more detailed cash flow budget is shown at Attachment 3 for the rail trail construction period.


The on-going maintenance costs and revenue-raising potential to cover those costs are a matter of 
interest to council and community.  There is a sentiment in some quarters of the community and council 
that the rail trail should not be an economic burden to ratepayers – though when compared to other 
community and visitor attractions funded by ratepayers, the annual maintenance cost is expected to be 
very small (e.g. sporting grounds cost ARC $5.2M pa, parks and gardens cost $2.9M, swimming pools cost 
GISC $580,000 p.a. in 2017-18).


Based on data from other trails (e.g. the Otago Rail Trail), it is anticipated that trail users will make 
some contributions toward trail maintenance.  On the Otago trail this is either by direct donation, or 
by the purchase of a passport which users stamp at key destinations along the route.  For example, 
conservatively assuming that 50% of the 11,400 new overnight visitors make a donation of $10 each, 
this would raise $57,000 annually toward trail maintenance costs.


There are a range of options for councils and other community groups to raise funds and contribute 
toward rail trail maintenance such that annual costs of maintenance can be partly or entirely offset for 
council and ratepayers.  These include:


• In-kind contributions – community group partnerships, volunteering
•  Fund raising – donations, sponsors
•  Fees from benefiting businesses – e.g. Rail Trail Friendly Business Program
•  Trail user fees – compulsory or voluntary. Trail Passports as in NZ
•  Event income – cycling, duathlons, triathlons, fun runs, walks
•  Sale of products/merchandise
•  Earnings from investments
•  Managing agency budgets (ARC, GISC, NERT Inc.)
•  Government Grants (unlikely – usually capital only)


Figure 2. Potential Cash Flow Pattern Until Construction Completed
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The potential annual revenue from these sources and potential annual maintenance costs are provided in 
Table 8.


Table 8 indicates that there is considerable potential 
to offset most or all of the annual operating costs 
of the New England Rail Trail between Armidale and 
Ben Lomond.


Low EstimateLow Estimate High EstimateHigh Estimate NotesNotes
Annual Operating CostsAnnual Operating Costs


Armidale Regional Council 
annual maintenance cost 
68.8 kms


 $62,952  $102,374 Low estimate based on Indigo Council rail trail costs, 
high estimate on Mike Halliburton (2018) costs


Total annual cost  $62,952  $62,952  $102,374$102,374 


Annual revenues raisedAnnual revenues raised


User passport sales  $28,500  $57,000 $10 per passport, 11,400 overnight stay users, low = 
25% purchase, high = 50% purchase


Event net income  $3,000  $6,000 Low = 2 events/year, high = 4 events per year, 50 
participants per event, $30 each entry fee


Fund raising  $2,000  $5,000 By local user groups (e.g. NERT, mountain bike clubs 
etc.)


In-kind contributions to 
maintenance (e.g. labour 
value)


 $2,000  $5,000 By local user groups (e.g. NERT, mountain bike clubs 
etc.)


Merchandise sales  $57,000  $114,000 $20 per person, 11,400 overnight stay users buy 
merchandise, low = 25% purchase, high = 50% 
purchase


Sponsors (e.g. bike 
companies)


 $3,000  $10,000 $10,000  Other cycling destinations have corporate sponsors


Total annual revenuesTotal annual revenues   $95,500$95,500   $197,000  $197,000 


Net profit/(loss) to ARCNet profit/(loss) to ARC  $32,548  $32,548   $94,626$94,626  


Table 8. Council Maintenance Costs and Offsetting Revenue Sources


Ongoing maintenance 
costs of the trail are low 


compared to other community 
assets which ARC 


maintain
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Implementation Implementation 
CaseCase


4 Implementation Case4 Implementation Case


4.1 Program and Milestones


A number of steps are needed before construction can commence.  As outlined by PWA (2023) these are 
summarised as follows:


•  Under the Transport Administration Amendment (Rail Trails) Act 2022, regulations can be passed for 
the corridor to be leased as a rail trail.


•  Rail corridor boundary must be defined before a lease agreement 
between the rail operator/manager (UGL Regional Linx) and ARC 
can be entered into.


•  PWA recommend that two leases be entered into: a short term 
lease to allow ARC to access the corridor for investigative and 
design works, then a long term lease (e.g. 30 years) to allow trail 
construction and operation.


•  Seek records of existing lease arrangements along the corridor 
such that ARC can work with existing lease holders (e.g. 
landholders).


•  Have TfNSW identify all existing assets along the corridor (e.g. 
over and underpasses) and clarify maintenance responsibilities 
for those assets (recommended TfNSW maintain these to reduce 
ARC costs).


•  Rather than modify the ARC Local Environmental 
Plan (LEP), the NSW Rail Trails Framework allows 
for planning under the 2021 State Environmental 
Planning Policy (Transport and Infrastructure) for 
‘road infrastructure facilities’ on behalf of a public 
authority without any consent.  A trail used by 
cyclists meets this definition.


•  This pathway would require a Review of 
Environmental Factors (REF) for which ARC would 
be the determining authority, an Aboriginal 
Cultural Heritage Assessment, a Statement of 
Heritage Impacts a Biodiversity Assessment and a 
biosecurity report for Local Land Services.


• Adopt a case-by-case approach to trail fencing in 
consultation with landholders and enter into these 
discussions early – some may require no fencing, 
some fencing repairs. Some screening plants and 
some new fencing.


For more detail see Gantt Chart at Attachment 4.


ARC would enter into a ARC would enter into a 
lease agreement with lease agreement with 
the NSW Government the NSW Government 


to manage the to manage the 
trailtrail


Environmental, Indigenous Environmental, Indigenous 
and heritage approvals and heritage approvals 


are needed prior to are needed prior to 
trail constructiontrail construction
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EventEvent Start Start FinishFinish
Project deed and lease Feb 2024 Jan 2025


Approvals and legislation to close corridor Aug 2024 Aug 2024


Review of Environmental factors and Aboriginal/
Heritage/Biodiversity Assessments


Aug 2024 April 2025


Design Aug 2024 April 2025


Community & landholder consultation Oct 2024 Aug 2025


Construction of trail - Armidale to Ben Lomond Feb 2025 July 2026


Table 9. Key Events


4.2 Governance


At present, the rail corridor is managed by the NSW Government (Crown Lands) who have sub-contracted 
management responsibility to UGL Regional Linx, who spend approximately $54,000 per annum on 
maintenance operations between Armidale and Glen Innes.  There are also a small number of community 
groups and landholders who have leases on the corridor and conduct maintenance functions in return for 
incurring minimal or zero lease costs.


Rail trails around Australia demonstrate a range of different entities taking the lead in the governance of 
rail trail operations (Figure 3)


Figure 3. Australian Rail Trail Governance Examples
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The high level outcomes for the New England Rail Trailhigh level outcomes for the New England Rail Trail are as follows and will help determine the most 
appropriate governance structure:


• Economic development and jobs.
•  Economic diversification.
•  Enhance the regions competitiveness as a tourism destination.
•  Entirely or largely self-funded – financially sustainable, lower costs, variety of income generating 


options.


Desirable outcomes from the governance structure include:


•  Clear and simple to initiate and administer.
•  Effective and efficient planning and management.
•  Partner strengths and responsibilities assigned accordingly.
•  Visitor experiences improved continually leading to a competitive destination.
•  Supported by a range of funding mechanisms, some self-generation.
•  Controls to reduce key risks.
•  Community benefits are clear, inclusive of community and user groups.
•  Legally allowed.


Preferred governance features will include a strong business focus and a revenue raising focus such that 
the rail trail becomes largely self-funding.


A number of alternative options exist and in identifying a 
preferred governance option for the NERT, the features of 
these options have been explored (Table 10).


The NSW Government established a pilot rail trail project in 
the Northern Rivers region of NSW and explicitly addressed 
the issue of governance models (NSW Government 2022).  
They determined that trails are more successful when They determined that trails are more successful when 
council(s) are the lead group and a dedicated Project council(s) are the lead group and a dedicated Project 
Manager coordinates all aspects of trail management .Manager coordinates all aspects of trail management .


Indeed, in NSW it is a requirement that the council(s) 
leasing the land are the lead operational entity.


Rail Trails are more successful 
when local government is


 lead manager and a 
dedicated Project 
Manager is used
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Operational entityOperational entity BenefitsBenefits LimitationsLimitations SituationSituation


SimpleSimple


One council OR
multiple councils


Each council responsible for 
their section – construction, 
operation, maintenance


• Simple to set up


• No agreements for single 
council


• MOU for multiple councils 
outlining minimum 
standards


• Autonomy for each 
council


• Limited commercial 
opportunities


• No central source of 
funding or coordination


• Quality of trail may vary 
between sections


• Works well with a single 
council


• May not be optimal 
where more than one LGA 
involved


Public/PrivatePublic/Private


Council(s) as head lessee(s)


Sublease(s) or other 
contracts with private 
entities


• Shared risk and 
responsibility


•  Diversity of 
experience through 
commercialisation


•  Responsive to visitor and 
market trends


• Council retains some risk, 
liability, responsibility


•  Reduced access to 
government funding 
targeted as councils-only


•  Additional council 
resources needed to 
manage subleases


•  Is free public access 
still available for 
commercialised sections?


•  Maintenance onus on 
commercial operators


• Sublease arrangements 
can be applicable to any 
governance model


Advanced or Advanced or 
multi-councilmulti-council


Oversight by all councils who 
lease the land


Dedicated Rail Trail manager 
appointed


Central fund for trail 
operation/maintenance


Can include community 
volunteers/stakeholders


• Efficiencies in trail 
maintenance


•  More independent 
decision making


•  Centralised funding and 
planning


•  Could utilise existing 
organisations (e.g. JOs)


•  Collaboration to boost 
user experience (e.g. 
standardised wayfinding 
signs)


• Requires an entity to be 
formed


•  Funding needed for a Trail 
Managers and central 
operating fund


•  An entity which involves 
commercial functions 
needs Ministerial approval


• Where the trail runs 
through more than one 
LGA


Table 10. Governance Options for NSW Rail Trails


Note: Adapted from NSW Government 2022


Given that the NERT will traverse both the ARC and GISC LGAs, the preferred governance model is likely  
the advanced or multi-council option shown in Table 10, utilising a dedicated Project Manager.  That 
manager could be  subcontracted (e.g. a member of the NERT group) or a council employee. A fully 
private governance structure is not applicable because the rail trail will be on land owned by the State 
(i.e. Crown Land), not on private land .


Similarly, as the New England Rail Trail will be entirely on public land, rather than on a mix of land 
tenures, a partnership arrangement between public and private entities is less applicable.  However, it 
is still desirable to have private entities (e.g. local tourism businesses, not for profit community entities) 
involved in rail trail governance to ensure both a focus on commercial/business performance, and input 
from local user groups.
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ARC and GISC have expressed a strong preference for the councils 
taking a leadership role in the governance structure, but with strong 
community representation. Given this situation, Figure 4 illustrates a 
possible governance structure and interfaces between entities.


Figure 4. Possible Governance Structure


The preferred governance The preferred governance 
model is ARC as lessee model is ARC as lessee 
and using a dedicated and using a dedicated 


project managerproject manager
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Table 11.  Key Proposal Risks


4.3 Key Risks 


Table 11 Outlines the key project risks and mitigation strategies.  This has been taken from PWA (2024).


New England Rail Trail ‐ Armidale Station to Ben Lomond Section 


ID RISK CATEGORY CAUSE
Due to…


RISK
There is a risk that…


EFFECT
Which could result in…


DATE 
RAISED RISK IMPACT RISK 


PROBABILITY PRIORITY PREVENTATIVE CONTROL MEASURES OWNER BY WHEN RESIDUAL 
IMPACT


RESIDUAL 
PROBABILITY RISK STATUS COMMENTS


R-50 Cost Original funding grant/ deed not extended from government and insufficent work is 
completed within allocated timeframe


Project fails to deliver a substantial amount of work along the Rail Trail and 
funding is lost for remainder of the project Failure or delay of project. SEVERE LIKELY EXTREME 1 Council to request that funding be increased and time extended into FY24/25 to 


complete project. Executive Sponsor Jun-23 SEVERE UNLIKELY VERY LOW OPEN


R-51 Cost Unsuccessful in securing additional funding grant(s) or not to the full value 
recommended in the Armidale to Ben Lomond Desktop Report


Funding received is not sufficient to complete project to a minimum satisfactory 
level Failure or delay of project. SEVERE LIKELY EXTREME 1


ARC seek additional funding or consider co-contribution, such as to cover coucil 
staff costs reduce expenditure against the BSBR allocation. ARC seek to reduce 


costs through the use of their own assets such as quarry material supply. 
Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-52 Cost Project is not completed in the set timeframe defined by the Black Summer Bushfire 
Recovery Grants Program - BSBR (June 2024)


Milestone payments requested after June 2024 are not paid under the BSBR 
funding


Failure or delay of project or requirement to secure 
additional funding SEVERE LIKELY EXTREME 1 Inform the BSBR funding body of risk and negotiate opportunities. Continue with 


TfNSW ease and Bill requirements and avoid any potential delays. Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-34 Procurement Design and Construction RFT documentation running concurrently to reduce overall 
program timeframe 


Construction RFT documentation going to tender with only concept design 
completed 


Potential for variations during the construction period due to 
detailed design not being completed at tender time MAJOR LIKELY EXTREME 4


Construction RFT documents to clearly define items that may be lacking in design 
detail ie. bridge components. RFT documents to provide schedule of rates/ rates 
for variations for tenderers to price 


Project Manager Apr-23 MODERATE UNLIKELY  OPEN


R-32 Environmental Any requirement to perform soil sampling as part of a detailed site investigation for the 
project Contamination (including asbestos) is identified. Requirement for a RAP. Significant cost. Significant time 


delays. MAJOR LIKELY EXTREME 4 Justify concept design as a supported remediation option. Minimise excavation 
works. Manage operational use in light of possible contamination. Project Manager Aug-23 MINOR UNLIKELY HIGH OPEN


R-24 Environmental Possible contamination present in the ballast / rail corridor.  Extensive investigations will be required to determine the extent of 
contamination.  


Significant cost for remediation.  Delays to the Project 
opening.  Perception of Public health issues, which impacts 
the reputation of the RT and Council.  


MAJOR POSSIBLE MEDIUM 6 Perform detailed review of environmental factors. Environmental Scientist Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-28 Planning The requirement to seek heritage approval from the State government (DPE) Heritage approval is not granted. Inability to construct works at heritage sites such as bridges 
or stations MAJOR POSSIBLE HIGH 6


Engagement of heritage consultant and Council heritage advisor to advise project 
team regarding heritage requirements for the project. Heritage consultant to 
prepare high quality documentation for application on behalf of Council. 
Consultant/Council staff to liaise and consult NSW Heritage Division staff 
regarding the project and justify design / make changes to design. Prepare 
concept design documentation early to enable early finalisation and lodgement of 
heritage application documentation. 


Project Manager Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-30 Environmental Endangered species of fauna discovered in construction footprint Loss of biodiversity during construction or operation Fines, poor reputation, visitor decline, rehabilitation costs MAJOR POSSIBLE HIGH 6
Fully consider impacts to fauna as a result of the project (including habitat and 
animal presence within the project footprint). Develop a concept design that is 
sympathetic to these species and habitat during both construction and operation. 


Environmental Scientist Sep-23 MINOR UNLIKELY MEDIUM OPEN


R-33 Procurement Market Conditions with the construction industry. The procurement model is not palatable / of interest to the market.
Not Enough Prospective Tenderers show interest in the 
procurement tender phase, reducing the likelihood of getting 
competitive pricing.  


MAJOR POSSIBLE HIGH 6
Communicate to market. Development of a procurement plan including 
identification of likely contractor requirements and early notifications to relevant 
sector.


Project Manager Aug-23 MAJOR UNLIKELY MEDIUM OPEN


R-45 Design Insufficient consideration of where the rail trail access points are


The Construction Contractor will not be able to easily access key construction 
areas, users of the rail trail will not be able to easily access the trail, and it will be 
too difficult for emergency services to access certain sections of the rail trail. 
(Emergency Access)


Added time and costs during construction.
Frustration from Users which will damage the reputation of 
the RT.
Reputation impact for Council if emergency services cannot 
easily access the RT.


MAJOR POSSIBLE HIGH 6 Determine potential access points. Liase with Emergency services as needed. 
Liaise with property owners to gain construction access where necessary. Project Manager Sep-23 MAJOR UNLIKELY MEDIUM OPEN


R-10 Opposition Desire for trains. Lack of understanding of constraints Rail groups campaign against rail trail project. General lobbying against project. Negative impact on Councils reputation. MINOR ALMOST 
CERTAIN MEDIUM 11


Develop and implement education and marketing campaign to ensure factual 
information is available.
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY LOW OPEN


R-27 Planning Complexity of planning legislation An LEP amendment that allows for environmental assessment under Part 5 is 
not facilitated Inability to obtain planning approval SEVERE UNLIKELY MEDIUM 11


Lodge high level planning proposal with DPE. Continue to liaise with DPE 
contacts. Continue to manage relationships with State politicians. Continue to 
liaise with and seek support of local politicians.


Project Director End Dec 23 SEVERE UNLIKELY MEDIUM OPEN


R-49 Communication Lack of promotion; business case too optimistic Rail trail doesn't meet the success expected Council reputation; Grant funding; maintenance cost; 
damage of RT brand in Australia SEVERE UNLIKELY MEDIUM 11 Promotion; consult community and businesses; consider including community 


interactive areas such bbq, picnic areas; play ground; fitness gear Project Director Ongoing SEVERE RARE LOW OPEN


R-9 Opposition Perceived negative affects (i.e. crime, trespassing, loss of privacy, etc.) Neighbouring landowners object to project Negative impact on Councils reputation. MINOR ALMOST 
CERTAIN MEDIUM 11


Proactive consultation.  Highlight the experiences from other successful rail trails. 
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY MEDIUM OPEN


R-11 Communication Lack of project resources. Lack of monitoring media. Lack of proactive consultation The project will receive significant adverse media attention. Negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Project media officer monitors media Communication Officer As Required MODERATE UNLIKELY MEDIUM OPEN


R-14 Human Resources Staff turnover. Staff workload. Resourcing Insufficient resources to professionally manage project Poor management of project.  Delay and additional costs MODERATE POSSIBLE MEDIUM 15 Allocate adequate resources to project Project Director Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-18 Communication Insufficient consultation or misleading consultation feedback. Objectors become very vocal about their issues with the project.  Negative media reports, reduced community support, and 
negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Record consultation activities Project Manager Jun-23 MINOR UNLIKELY  OPEN


R-31 Environmental Requirement to construct new waterway crossings Pollution of waterways, loss of fish and riparian habitat Fines, poor reputation MODERATE POSSIBLE MEDIUM 15


Design to replace decks on existing supports where possible or include single 
span bridges on abutments placed away from the banks of streams wherever 
possible. Engagement of competent construction contractor with demonstrated 
environmental performance. Requirement for construction contractor to develop


Project Manager End Dec 23 MINOR UNLIKELY MEDIUM OPEN


R-36 Procurement Contractor from a different state Contractor is not familiar with GC21 Contract, Environmental Requirements, or 
other requirements. Contractual conflicts.  MODERATE POSSIBLE MEDIUM 15


Clearly defined Contract Requirements, Upfront communication.  Ensure 
selection process identifies a Contractor who is familiar with the contractual 
requirements for a Project of this size. 


Project Manager End Dec 23 MODERATE UNLIKELY LOW OPEN


R-37 Procurement Lack of sufficient Investigations - e.g. Geotechnical, Survey, Environmental, and Bridge 
treatments Design changes Delays and increased costs MODERATE POSSIBLE HIGH 15 ARC or awarded design consultant  to conduct sufficient investigations during 


concept design Project Manager Oct-23 MODERATE UNLIKELY MEDIUM OPEN


R-38 Design Private Owner Opposition Where construction requires access through private property difficulties with 
construction methodology. Loss of access for the Rail Trail.  Delays to the Project. MODERATE POSSIBLE VERY HIGH 15 Commence community consultation. Negotiate a suitable outcome with affected 


landowner(s).  Acquire the land if necessary. Project Manager Early Jan 24 MINOR POSSIBLE LOW OPEN


R-5 Planning Underlying heritage/ecological/health issues uncovered Unforeseen environmental/planning constraints make project infeasible Delay and additional cost to project MODERATE POSSIBLE MEDIUM 15 Perform detailed review of environmental factors. Progress planning approvals. Environmental Scientist Sep-23 MODERATE UNLIKELY  OPEN


R-8 Political Neighbouring Council differing position precludes continuation of rail trail Other Council's competing wants with respect to rail corridor reduces viability of 
ultimate rail trail


No extension of the rail trail as part of the NERT.  Reduced 
viability of the Ben Lomond to Glen Innes Stage of the rail 
trail


MODERATE POSSIBLE MEDIUM 15
Inform State representatives of the importance of future extensions of rail trail.
Engage with DPC/Ministers/local members to have whole corridor approved for 
Rail Trail.


Executive Sponsor Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-29 Planning Failure to consult with NSW Fisheries early in the project.  The fisheries permits are not granted for the various creek crossings.  Either significant delays in negotiating with NSW Fisheries, 
or the inability to deliver the project. MAJOR UNLIKELY MEDIUM 24


Continue to liaise with and consult NSW Fisheries staff regarding the project 
including proposed site visit. Prepare concept design in support of application 
documentation early and submit documentation in support of application early to 
prevent risk of not obtaining approval. 


Environmental Scientist Sep-23 MODERATE RARE MEDIUM OPEN


R-35 Procurement The RFT documentation being too ambiguous with regard to skills and experience 
required from the Contractor  


The successful Contractor does not have the appropriate skills and experience 
to deliver a high quality design and a high quality rail trail product. 


The construction of a rail trail that fails to impress the local 
community or visitors, confirmed by low visitor numbers. MAJOR UNLIKELY HIGH 24 Clear requirements and constraints in the RFT documentation.  Project Manager Dec-23 MAJOR RARE LOW OPEN


R-41 Design Old timber bridges bypassed in poor conditions Bypassed old timber bridges become significant safety issue for the public Damage to property / Serious injury to public and/or 
significant costs to keep bridges safe. MAJOR UNLIKELY MEDIUM 24


Decide whether any timber bridges will be left in place and bypassed. Conduct an 
inspection pre-project completion to identify any immediate repairs required to 
reduce risk. Install appropriate signage and consider fencing. Continue 
negotiations with TfNSW and Crown Lands.  ARC to get advice from insurers / 
legal.


Project Manager End Aug 2023 MAJOR RARE  OPEN


RISK MONITORINGRISK TREATMENTRISK IDENTIFICATION RISK PRIORITY


RISK 
LEVEL RESIDUAL RISK LEVEL


RESIDUAL RISK


Page 1 of 2
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New England Rail Trail ‐ Armidale Station to Ben Lomond Section 


ID RISK CATEGORY CAUSE
Due to…


RISK
There is a risk that…


EFFECT
Which could result in…


DATE 
RAISED RISK IMPACT RISK 


PROBABILITY PRIORITY PREVENTATIVE CONTROL MEASURES OWNER BY WHEN RESIDUAL 
IMPACT


RESIDUAL 
PROBABILITY RISK STATUS COMMENTS


RISK MONITORINGRISK TREATMENTRISK IDENTIFICATION RISK PRIORITY


RISK 
LEVEL RESIDUAL RISK LEVEL


RESIDUAL RISK


R-43 Environmental High risk of flooding RT is blamed for upstream flooding issues, and RT infrastructure being washed 
away Significant added costs, Council's reputation. MAJOR UNLIKELY MEDIUM 24


Minimise any additional new barriers placed below the current bridge deck heights 
that would impeded the flow of floodwaters.  If any low-level bypass crossings, set 
them as low as possible, and design to overtop, with resistance to uplift forces 
from flood flows. Hyrdology study to be undertaken. Opportunity to use any 
existing flood models for ARC.


Project Manager Jun-23 MAJOR UNLIKELY MEDIUM OPEN


R-6 Governance A reluctance by State Government to pass legislation to approve Rail Trail.  The legislation will not be passed within the timeframe required for the Project. Delay in the ability of the successful Contractor to 
commence works. MAJOR UNLIKELY HIGH 24 Commence early process to have legislation sumbission prepared and brought 


before parliament. Executive Sponsor Sep-23 MAJOR RARE HIGH OPEN


R-17 Environmental Bushfires. The RT will be closed and infrastructure will be damaged.  Recovery costs.  Closure of trail - loss of income. MINOR POSSIBLE MEDIUM 29 Specify in design brief/scope the requirement for Design Resilience, where 
possible. Project Manager Apr-23 MINOR POSSIBLE LOW OPEN


R-19 Planning The submission of private operator proposals Conflicting use of rail corridor proposal emerges (i.e. rail carts) Spread of misinformation. Negative impact on Council's 
reputation MODERATE UNLIKELY MEDIUM 29 Make clear and publicise Council's position on the rail trail. Provide information on 


why rail trail is best option for community Project Director Ongoing MINOR UNLIKELY LOW OPEN


R-2 Cost
Initial conceptual estimate (and funding applied for) made with low level of 
information/knowledge of rail corridor. Detailed investigation may reveal that it does not 
cover the real cost of project. 


Funding received is not sufficient to complete project to a minimum satisfactory 
level Major delay to project whilst additional funding is sought. MODERATE UNLIKELY LOW 29


Complete detailed investigation, survey and design. Engage specialist advice 
where required. Update project estimate regularly. Adjust scope to stay within 
budget. Project Manager Apr-23 MODERATE RARE  OPEN


R-23 Cost Transport for NSW requires recovery and storage of rails but will not contribute to this 
cost. Cost of track removal/disposal is borne by project (no recovery of value) Increased costs MINOR POSSIBLE MEDIUM 29 Seek advice of Country Rail Contracts (Transport for NSW) Project Manager End Dec 2023 MINOR UNLIKELY LOW OPEN


R-48 Design Insufficient Design consideration of future maintenance during the detailed design 
phase. 


Maintenance is higher than expected due to failing pavements, higher traffic 
volumes, etc.


Increase maintenance budget; lack of maintenance; rail trail 
deterioration MODERATE UNLIKELY HIGH 29 Review design and options; lessons learnt from similar projects; pavement testing; 


control and monitor access to rail trail Project Manager Jun-23 MINOR UNLIKELY MEDIUM OPEN


R-7 Governance The volume of stakeholders/interested parties wanting to contribute to the governance 
body There will be too many parties to create a viable functioning governance body.  Failure to effectively manage rail trail. Poor service delivery. 


Additional costs. MINOR POSSIBLE MEDIUM 29 Review governance models for Tumbarumba and other similar enterprises Executive Sponsor Apr-23 MINOR UNLIKELY LOW OPEN


R-1 Cost Reluctance of Federal Govt to commit to the full funding of the RT Project due to 
uncertainty regarding Railway closure and land ownership. Project funding (capital cost) not forthcoming Failure or delay of project. SEVERE RARE EXTREME 35 Maintain/increase positive liaison with local members/Ministers.


Continue communication with the Federal Govt.
Executive Sponsor Mar-23 SEVERE RARE HIGH OPEN


R-20 Planning Lack of passive surveillance Personal/user safety. Criminal incidents on trail Perception that trail is dangerous. Reduced user volumes. 
Physical/psychological damage to victim MINOR UNLIKELY LOW 36 Design for safety/surveillance.  Incorporate any lessons learned from other RT's 


in Australia or overseas. Project Manager Ongoing MINOR RARE VERY LOW OPEN


R-21 Environmental Lack of information being passed onto farmers adjoing the RT. Key issues such as Biosecurity, are not communicated with these Stakeholders. Negative feedback from farmers.  Negative impact on 
Councils and the RT's reputation. MINOR UNLIKELY MEDIUM 36


Commission the investigations into Biosecurity and communicate the results to 
local Farmers and adjoining landowners.  Incorporate any lessons learned from 
the Tweed rail trail section.


Project Director Ongoing INSIGNIFICANT UNLIKELY MEDIUM OPEN
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R-50 Cost Original funding grant/ deed not extended from government and insufficent work is 
completed within allocated timeframe


Project fails to deliver a substantial amount of work along the Rail Trail and 
funding is lost for remainder of the project Failure or delay of project. SEVERE LIKELY EXTREME 1 Council to request that funding be increased and time extended into FY24/25 to 


complete project. Executive Sponsor Jun-23 SEVERE UNLIKELY VERY LOW OPEN


R-51 Cost Unsuccessful in securing additional funding grant(s) or not to the full value 
recommended in the Armidale to Ben Lomond Desktop Report


Funding received is not sufficient to complete project to a minimum satisfactory 
level Failure or delay of project. SEVERE LIKELY EXTREME 1


ARC seek additional funding or consider co-contribution, such as to cover coucil 
staff costs reduce expenditure against the BSBR allocation. ARC seek to reduce 


costs through the use of their own assets such as quarry material supply. 
Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-52 Cost Project is not completed in the set timeframe defined by the Black Summer Bushfire 
Recovery Grants Program - BSBR (June 2024)


Milestone payments requested after June 2024 are not paid under the BSBR 
funding


Failure or delay of project or requirement to secure 
additional funding SEVERE LIKELY EXTREME 1 Inform the BSBR funding body of risk and negotiate opportunities. Continue with 


TfNSW ease and Bill requirements and avoid any potential delays. Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-34 Procurement Design and Construction RFT documentation running concurrently to reduce overall 
program timeframe 


Construction RFT documentation going to tender with only concept design 
completed 


Potential for variations during the construction period due to 
detailed design not being completed at tender time MAJOR LIKELY EXTREME 4


Construction RFT documents to clearly define items that may be lacking in design 
detail ie. bridge components. RFT documents to provide schedule of rates/ rates 
for variations for tenderers to price 


Project Manager Apr-23 MODERATE UNLIKELY  OPEN


R-32 Environmental Any requirement to perform soil sampling as part of a detailed site investigation for the 
project Contamination (including asbestos) is identified. Requirement for a RAP. Significant cost. Significant time 


delays. MAJOR LIKELY EXTREME 4 Justify concept design as a supported remediation option. Minimise excavation 
works. Manage operational use in light of possible contamination. Project Manager Aug-23 MINOR UNLIKELY HIGH OPEN


R-24 Environmental Possible contamination present in the ballast / rail corridor.  Extensive investigations will be required to determine the extent of 
contamination.  


Significant cost for remediation.  Delays to the Project 
opening.  Perception of Public health issues, which impacts 
the reputation of the RT and Council.  


MAJOR POSSIBLE MEDIUM 6 Perform detailed review of environmental factors. Environmental Scientist Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-28 Planning The requirement to seek heritage approval from the State government (DPE) Heritage approval is not granted. Inability to construct works at heritage sites such as bridges 
or stations MAJOR POSSIBLE HIGH 6


Engagement of heritage consultant and Council heritage advisor to advise project 
team regarding heritage requirements for the project. Heritage consultant to 
prepare high quality documentation for application on behalf of Council. 
Consultant/Council staff to liaise and consult NSW Heritage Division staff 
regarding the project and justify design / make changes to design. Prepare 
concept design documentation early to enable early finalisation and lodgement of 
heritage application documentation. 


Project Manager Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-30 Environmental Endangered species of fauna discovered in construction footprint Loss of biodiversity during construction or operation Fines, poor reputation, visitor decline, rehabilitation costs MAJOR POSSIBLE HIGH 6
Fully consider impacts to fauna as a result of the project (including habitat and 
animal presence within the project footprint). Develop a concept design that is 
sympathetic to these species and habitat during both construction and operation. 


Environmental Scientist Sep-23 MINOR UNLIKELY MEDIUM OPEN


R-33 Procurement Market Conditions with the construction industry. The procurement model is not palatable / of interest to the market.
Not Enough Prospective Tenderers show interest in the 
procurement tender phase, reducing the likelihood of getting 
competitive pricing.  


MAJOR POSSIBLE HIGH 6
Communicate to market. Development of a procurement plan including 
identification of likely contractor requirements and early notifications to relevant 
sector.


Project Manager Aug-23 MAJOR UNLIKELY MEDIUM OPEN


R-45 Design Insufficient consideration of where the rail trail access points are


The Construction Contractor will not be able to easily access key construction 
areas, users of the rail trail will not be able to easily access the trail, and it will be 
too difficult for emergency services to access certain sections of the rail trail. 
(Emergency Access)


Added time and costs during construction.
Frustration from Users which will damage the reputation of 
the RT.
Reputation impact for Council if emergency services cannot 
easily access the RT.


MAJOR POSSIBLE HIGH 6 Determine potential access points. Liase with Emergency services as needed. 
Liaise with property owners to gain construction access where necessary. Project Manager Sep-23 MAJOR UNLIKELY MEDIUM OPEN


R-10 Opposition Desire for trains. Lack of understanding of constraints Rail groups campaign against rail trail project. General lobbying against project. Negative impact on Councils reputation. MINOR ALMOST 
CERTAIN MEDIUM 11


Develop and implement education and marketing campaign to ensure factual 
information is available.
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY LOW OPEN


R-27 Planning Complexity of planning legislation An LEP amendment that allows for environmental assessment under Part 5 is 
not facilitated Inability to obtain planning approval SEVERE UNLIKELY MEDIUM 11


Lodge high level planning proposal with DPE. Continue to liaise with DPE 
contacts. Continue to manage relationships with State politicians. Continue to 
liaise with and seek support of local politicians.


Project Director End Dec 23 SEVERE UNLIKELY MEDIUM OPEN


R-49 Communication Lack of promotion; business case too optimistic Rail trail doesn't meet the success expected Council reputation; Grant funding; maintenance cost; 
damage of RT brand in Australia SEVERE UNLIKELY MEDIUM 11 Promotion; consult community and businesses; consider including community 


interactive areas such bbq, picnic areas; play ground; fitness gear Project Director Ongoing SEVERE RARE LOW OPEN


R-9 Opposition Perceived negative affects (i.e. crime, trespassing, loss of privacy, etc.) Neighbouring landowners object to project Negative impact on Councils reputation. MINOR ALMOST 
CERTAIN MEDIUM 11


Proactive consultation.  Highlight the experiences from other successful rail trails. 
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY MEDIUM OPEN


R-11 Communication Lack of project resources. Lack of monitoring media. Lack of proactive consultation The project will receive significant adverse media attention. Negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Project media officer monitors media Communication Officer As Required MODERATE UNLIKELY MEDIUM OPEN


R-14 Human Resources Staff turnover. Staff workload. Resourcing Insufficient resources to professionally manage project Poor management of project.  Delay and additional costs MODERATE POSSIBLE MEDIUM 15 Allocate adequate resources to project Project Director Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-18 Communication Insufficient consultation or misleading consultation feedback. Objectors become very vocal about their issues with the project.  Negative media reports, reduced community support, and 
negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Record consultation activities Project Manager Jun-23 MINOR UNLIKELY  OPEN


R-31 Environmental Requirement to construct new waterway crossings Pollution of waterways, loss of fish and riparian habitat Fines, poor reputation MODERATE POSSIBLE MEDIUM 15


Design to replace decks on existing supports where possible or include single 
span bridges on abutments placed away from the banks of streams wherever 
possible. Engagement of competent construction contractor with demonstrated 
environmental performance. Requirement for construction contractor to develop


Project Manager End Dec 23 MINOR UNLIKELY MEDIUM OPEN


R-36 Procurement Contractor from a different state Contractor is not familiar with GC21 Contract, Environmental Requirements, or 
other requirements. Contractual conflicts.  MODERATE POSSIBLE MEDIUM 15


Clearly defined Contract Requirements, Upfront communication.  Ensure 
selection process identifies a Contractor who is familiar with the contractual 
requirements for a Project of this size. 


Project Manager End Dec 23 MODERATE UNLIKELY LOW OPEN


R-37 Procurement Lack of sufficient Investigations - e.g. Geotechnical, Survey, Environmental, and Bridge 
treatments Design changes Delays and increased costs MODERATE POSSIBLE HIGH 15 ARC or awarded design consultant  to conduct sufficient investigations during 


concept design Project Manager Oct-23 MODERATE UNLIKELY MEDIUM OPEN


R-38 Design Private Owner Opposition Where construction requires access through private property difficulties with 
construction methodology. Loss of access for the Rail Trail.  Delays to the Project. MODERATE POSSIBLE VERY HIGH 15 Commence community consultation. Negotiate a suitable outcome with affected 


landowner(s).  Acquire the land if necessary. Project Manager Early Jan 24 MINOR POSSIBLE LOW OPEN


R-5 Planning Underlying heritage/ecological/health issues uncovered Unforeseen environmental/planning constraints make project infeasible Delay and additional cost to project MODERATE POSSIBLE MEDIUM 15 Perform detailed review of environmental factors. Progress planning approvals. Environmental Scientist Sep-23 MODERATE UNLIKELY  OPEN


R-8 Political Neighbouring Council differing position precludes continuation of rail trail Other Council's competing wants with respect to rail corridor reduces viability of 
ultimate rail trail


No extension of the rail trail as part of the NERT.  Reduced 
viability of the Ben Lomond to Glen Innes Stage of the rail 
trail


MODERATE POSSIBLE MEDIUM 15
Inform State representatives of the importance of future extensions of rail trail.
Engage with DPC/Ministers/local members to have whole corridor approved for 
Rail Trail.


Executive Sponsor Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-29 Planning Failure to consult with NSW Fisheries early in the project.  The fisheries permits are not granted for the various creek crossings.  Either significant delays in negotiating with NSW Fisheries, 
or the inability to deliver the project. MAJOR UNLIKELY MEDIUM 24


Continue to liaise with and consult NSW Fisheries staff regarding the project 
including proposed site visit. Prepare concept design in support of application 
documentation early and submit documentation in support of application early to 
prevent risk of not obtaining approval. 


Environmental Scientist Sep-23 MODERATE RARE MEDIUM OPEN


R-35 Procurement The RFT documentation being too ambiguous with regard to skills and experience 
required from the Contractor  


The successful Contractor does not have the appropriate skills and experience 
to deliver a high quality design and a high quality rail trail product. 


The construction of a rail trail that fails to impress the local 
community or visitors, confirmed by low visitor numbers. MAJOR UNLIKELY HIGH 24 Clear requirements and constraints in the RFT documentation.  Project Manager Dec-23 MAJOR RARE LOW OPEN


R-41 Design Old timber bridges bypassed in poor conditions Bypassed old timber bridges become significant safety issue for the public Damage to property / Serious injury to public and/or 
significant costs to keep bridges safe. MAJOR UNLIKELY MEDIUM 24


Decide whether any timber bridges will be left in place and bypassed. Conduct an 
inspection pre-project completion to identify any immediate repairs required to 
reduce risk. Install appropriate signage and consider fencing. Continue 
negotiations with TfNSW and Crown Lands.  ARC to get advice from insurers / 
legal.


Project Manager End Aug 2023 MAJOR RARE  OPEN
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R-50 Cost Original funding grant/ deed not extended from government and insufficent work is 
completed within allocated timeframe


Project fails to deliver a substantial amount of work along the Rail Trail and 
funding is lost for remainder of the project Failure or delay of project. SEVERE LIKELY EXTREME 1 Council to request that funding be increased and time extended into FY24/25 to 


complete project. Executive Sponsor Jun-23 SEVERE UNLIKELY VERY LOW OPEN


R-51 Cost Unsuccessful in securing additional funding grant(s) or not to the full value 
recommended in the Armidale to Ben Lomond Desktop Report


Funding received is not sufficient to complete project to a minimum satisfactory 
level Failure or delay of project. SEVERE LIKELY EXTREME 1


ARC seek additional funding or consider co-contribution, such as to cover coucil 
staff costs reduce expenditure against the BSBR allocation. ARC seek to reduce 


costs through the use of their own assets such as quarry material supply. 
Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-52 Cost Project is not completed in the set timeframe defined by the Black Summer Bushfire 
Recovery Grants Program - BSBR (June 2024)


Milestone payments requested after June 2024 are not paid under the BSBR 
funding


Failure or delay of project or requirement to secure 
additional funding SEVERE LIKELY EXTREME 1 Inform the BSBR funding body of risk and negotiate opportunities. Continue with 


TfNSW ease and Bill requirements and avoid any potential delays. Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-34 Procurement Design and Construction RFT documentation running concurrently to reduce overall 
program timeframe 


Construction RFT documentation going to tender with only concept design 
completed 


Potential for variations during the construction period due to 
detailed design not being completed at tender time MAJOR LIKELY EXTREME 4


Construction RFT documents to clearly define items that may be lacking in design 
detail ie. bridge components. RFT documents to provide schedule of rates/ rates 
for variations for tenderers to price 


Project Manager Apr-23 MODERATE UNLIKELY  OPEN


R-32 Environmental Any requirement to perform soil sampling as part of a detailed site investigation for the 
project Contamination (including asbestos) is identified. Requirement for a RAP. Significant cost. Significant time 


delays. MAJOR LIKELY EXTREME 4 Justify concept design as a supported remediation option. Minimise excavation 
works. Manage operational use in light of possible contamination. Project Manager Aug-23 MINOR UNLIKELY HIGH OPEN


R-24 Environmental Possible contamination present in the ballast / rail corridor.  Extensive investigations will be required to determine the extent of 
contamination.  


Significant cost for remediation.  Delays to the Project 
opening.  Perception of Public health issues, which impacts 
the reputation of the RT and Council.  


MAJOR POSSIBLE MEDIUM 6 Perform detailed review of environmental factors. Environmental Scientist Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-28 Planning The requirement to seek heritage approval from the State government (DPE) Heritage approval is not granted. Inability to construct works at heritage sites such as bridges 
or stations MAJOR POSSIBLE HIGH 6


Engagement of heritage consultant and Council heritage advisor to advise project 
team regarding heritage requirements for the project. Heritage consultant to 
prepare high quality documentation for application on behalf of Council. 
Consultant/Council staff to liaise and consult NSW Heritage Division staff 
regarding the project and justify design / make changes to design. Prepare 
concept design documentation early to enable early finalisation and lodgement of 
heritage application documentation. 


Project Manager Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-30 Environmental Endangered species of fauna discovered in construction footprint Loss of biodiversity during construction or operation Fines, poor reputation, visitor decline, rehabilitation costs MAJOR POSSIBLE HIGH 6
Fully consider impacts to fauna as a result of the project (including habitat and 
animal presence within the project footprint). Develop a concept design that is 
sympathetic to these species and habitat during both construction and operation. 


Environmental Scientist Sep-23 MINOR UNLIKELY MEDIUM OPEN


R-33 Procurement Market Conditions with the construction industry. The procurement model is not palatable / of interest to the market.
Not Enough Prospective Tenderers show interest in the 
procurement tender phase, reducing the likelihood of getting 
competitive pricing.  


MAJOR POSSIBLE HIGH 6
Communicate to market. Development of a procurement plan including 
identification of likely contractor requirements and early notifications to relevant 
sector.


Project Manager Aug-23 MAJOR UNLIKELY MEDIUM OPEN


R-45 Design Insufficient consideration of where the rail trail access points are


The Construction Contractor will not be able to easily access key construction 
areas, users of the rail trail will not be able to easily access the trail, and it will be 
too difficult for emergency services to access certain sections of the rail trail. 
(Emergency Access)


Added time and costs during construction.
Frustration from Users which will damage the reputation of 
the RT.
Reputation impact for Council if emergency services cannot 
easily access the RT.


MAJOR POSSIBLE HIGH 6 Determine potential access points. Liase with Emergency services as needed. 
Liaise with property owners to gain construction access where necessary. Project Manager Sep-23 MAJOR UNLIKELY MEDIUM OPEN


R-10 Opposition Desire for trains. Lack of understanding of constraints Rail groups campaign against rail trail project. General lobbying against project. Negative impact on Councils reputation. MINOR ALMOST 
CERTAIN MEDIUM 11


Develop and implement education and marketing campaign to ensure factual 
information is available.
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY LOW OPEN


R-27 Planning Complexity of planning legislation An LEP amendment that allows for environmental assessment under Part 5 is 
not facilitated Inability to obtain planning approval SEVERE UNLIKELY MEDIUM 11


Lodge high level planning proposal with DPE. Continue to liaise with DPE 
contacts. Continue to manage relationships with State politicians. Continue to 
liaise with and seek support of local politicians.


Project Director End Dec 23 SEVERE UNLIKELY MEDIUM OPEN


R-49 Communication Lack of promotion; business case too optimistic Rail trail doesn't meet the success expected Council reputation; Grant funding; maintenance cost; 
damage of RT brand in Australia SEVERE UNLIKELY MEDIUM 11 Promotion; consult community and businesses; consider including community 


interactive areas such bbq, picnic areas; play ground; fitness gear Project Director Ongoing SEVERE RARE LOW OPEN


R-9 Opposition Perceived negative affects (i.e. crime, trespassing, loss of privacy, etc.) Neighbouring landowners object to project Negative impact on Councils reputation. MINOR ALMOST 
CERTAIN MEDIUM 11


Proactive consultation.  Highlight the experiences from other successful rail trails. 
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY MEDIUM OPEN


R-11 Communication Lack of project resources. Lack of monitoring media. Lack of proactive consultation The project will receive significant adverse media attention. Negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Project media officer monitors media Communication Officer As Required MODERATE UNLIKELY MEDIUM OPEN


R-14 Human Resources Staff turnover. Staff workload. Resourcing Insufficient resources to professionally manage project Poor management of project.  Delay and additional costs MODERATE POSSIBLE MEDIUM 15 Allocate adequate resources to project Project Director Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-18 Communication Insufficient consultation or misleading consultation feedback. Objectors become very vocal about their issues with the project.  Negative media reports, reduced community support, and 
negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Record consultation activities Project Manager Jun-23 MINOR UNLIKELY  OPEN


R-31 Environmental Requirement to construct new waterway crossings Pollution of waterways, loss of fish and riparian habitat Fines, poor reputation MODERATE POSSIBLE MEDIUM 15


Design to replace decks on existing supports where possible or include single 
span bridges on abutments placed away from the banks of streams wherever 
possible. Engagement of competent construction contractor with demonstrated 
environmental performance. Requirement for construction contractor to develop


Project Manager End Dec 23 MINOR UNLIKELY MEDIUM OPEN


R-36 Procurement Contractor from a different state Contractor is not familiar with GC21 Contract, Environmental Requirements, or 
other requirements. Contractual conflicts.  MODERATE POSSIBLE MEDIUM 15


Clearly defined Contract Requirements, Upfront communication.  Ensure 
selection process identifies a Contractor who is familiar with the contractual 
requirements for a Project of this size. 


Project Manager End Dec 23 MODERATE UNLIKELY LOW OPEN


R-37 Procurement Lack of sufficient Investigations - e.g. Geotechnical, Survey, Environmental, and Bridge 
treatments Design changes Delays and increased costs MODERATE POSSIBLE HIGH 15 ARC or awarded design consultant  to conduct sufficient investigations during 


concept design Project Manager Oct-23 MODERATE UNLIKELY MEDIUM OPEN


R-38 Design Private Owner Opposition Where construction requires access through private property difficulties with 
construction methodology. Loss of access for the Rail Trail.  Delays to the Project. MODERATE POSSIBLE VERY HIGH 15 Commence community consultation. Negotiate a suitable outcome with affected 


landowner(s).  Acquire the land if necessary. Project Manager Early Jan 24 MINOR POSSIBLE LOW OPEN


R-5 Planning Underlying heritage/ecological/health issues uncovered Unforeseen environmental/planning constraints make project infeasible Delay and additional cost to project MODERATE POSSIBLE MEDIUM 15 Perform detailed review of environmental factors. Progress planning approvals. Environmental Scientist Sep-23 MODERATE UNLIKELY  OPEN


R-8 Political Neighbouring Council differing position precludes continuation of rail trail Other Council's competing wants with respect to rail corridor reduces viability of 
ultimate rail trail


No extension of the rail trail as part of the NERT.  Reduced 
viability of the Ben Lomond to Glen Innes Stage of the rail 
trail


MODERATE POSSIBLE MEDIUM 15
Inform State representatives of the importance of future extensions of rail trail.
Engage with DPC/Ministers/local members to have whole corridor approved for 
Rail Trail.


Executive Sponsor Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-29 Planning Failure to consult with NSW Fisheries early in the project.  The fisheries permits are not granted for the various creek crossings.  Either significant delays in negotiating with NSW Fisheries, 
or the inability to deliver the project. MAJOR UNLIKELY MEDIUM 24


Continue to liaise with and consult NSW Fisheries staff regarding the project 
including proposed site visit. Prepare concept design in support of application 
documentation early and submit documentation in support of application early to 
prevent risk of not obtaining approval. 


Environmental Scientist Sep-23 MODERATE RARE MEDIUM OPEN


R-35 Procurement The RFT documentation being too ambiguous with regard to skills and experience 
required from the Contractor  


The successful Contractor does not have the appropriate skills and experience 
to deliver a high quality design and a high quality rail trail product. 


The construction of a rail trail that fails to impress the local 
community or visitors, confirmed by low visitor numbers. MAJOR UNLIKELY HIGH 24 Clear requirements and constraints in the RFT documentation.  Project Manager Dec-23 MAJOR RARE LOW OPEN


R-41 Design Old timber bridges bypassed in poor conditions Bypassed old timber bridges become significant safety issue for the public Damage to property / Serious injury to public and/or 
significant costs to keep bridges safe. MAJOR UNLIKELY MEDIUM 24


Decide whether any timber bridges will be left in place and bypassed. Conduct an 
inspection pre-project completion to identify any immediate repairs required to 
reduce risk. Install appropriate signage and consider fencing. Continue 
negotiations with TfNSW and Crown Lands.  ARC to get advice from insurers / 
legal.


Project Manager End Aug 2023 MAJOR RARE  OPEN
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4.4 Legislative, Regulatory Issues and Approvals 


The Transport Administration Amendment (Rail Trails) Act 2022 
passed in 2022 allows the rail corridor to be used for a rail trail. 
Regulations within that Act may authorise the use of the subject 
land for recreation, tourism or related purposes or road or road 
infrastructure. 


If authorised, the rail infrastructure owner can enter into a lease of 
the subject land with a local council for those purposes.  However, 
before the regulations can be made allowing lease agreement 
negotiations to commence, the rail corridor boundary must be 
defined. This action will permit the next steps in the regulation 
process to commence.


PWA (2023 and 2024) have also identified a number of other approvals which must be sought as follows:


• A Review of Environmental Factors (REF) with ARC as the determining authority (6 months).
•  An Aboriginal Cultural Heritage Assessment (ACHA) taking 5-6 months, plus another 6-8 months if 


the ACHA finds an Aboriginal Heritage Impact Permit (AHIP) is required for the works.
•  A Statement of Heritage Impacts (SOHI) to assess potential impacts on historic (European) heritage. 


Approval from Heritage NSW under section 60 of the Heritage Act may be required for works within 
the curtilage of any State Heritage listed items (eg. Railway Stations), allow 6 months.


•  A Biodiversity Assessment including an assessment of impacts on aquatic biodiversity, as approval 
from DPI Fisheries under the Fisheries Management Act 1994 may be required for works entering 
water land (3-6 months).


•  A biosecurity report prepared by the Local Land Services for Council is recommended (this has been 
prepared previously, though may need modification).


4.5 Proposed Management Activities


4.5.1 Risk Management


Both councils are committed to an enterprise-wide approach to risk management. 


Enterprise risk management involves coordinated activities to direct and control the organisation with 
regard to risk. It is a systematic process that involves establishing the context of risk management, 
identifying risks, analysing risks, treating risks, periodically monitoring and communication and 
consultation. 


Risk management explicitly addresses uncertainty, but it does not eliminate all risk. The application of 
risk management thinking, principles and practices aims to help Council deliver quality services, improve 
decision-making, set priorities for competing demands/resources, minimise the impact of adversity and 
loss, ensure regulatory compliance and support the achievement of objectives. 


Internal Audit and Risk Committees are responsible for assisting the Councils with its oversight 
function, by providing independent assurance, advice and recommendations on matters relevant to risk 
management, control, governance and external accountability responsibilities. 


The CEOs and Executives are responsible for leading the development of an enterprise risk management 
culture across the organisations and ensuring that the Enterprise Risk Management Policy and Enterprise 
Risk Strategy are being effectively implemented within their areas of responsibility. 


 A number of approvals  A number of approvals 
are required before are required before 
construction can construction can 


commencecommence
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Managers at all levels are the risk owners and are required to create an environment where the 
management of risk is accepted as the personal responsibility of all workers, volunteers and contractors. 
Managers are accountable for the implementation and maintenance of sound risk management processes 
and structures within their area of responsibility in conformity with Council’s enterprise risk management 
framework. 


The Manager, People and Performance is responsible for coordinating the processes for the management 
of risk throughout the organisation. This may include the provision of advice and service assistance to all 
areas on enterprise risk management matters. 


All workers are required to act at all times in a manner which does not place at risk the health and safety 
of themselves or any other person in the workplace. Workers are responsible and accountable for taking 
practical steps to minimise Council’s exposure to risks in so far as is reasonably practicable within their 
area of activity and responsibility.


Construction and implementation risks will be managed by a number of mechanisms including:


• Using a project manager to oversee all aspects of the process and regularly report back to the two 
councils.


•  Consulting with every individual landholder along the route.
•  Regular communication with the affected communities.
•  Contingency and escalation allowances have been built into the budget.


The following PWA (2023) recommendation will be implemented:
“For an overall coherent delivery of the NERT project, it is 
recommended that a consistent Project Manager can  drive the 
project from early-stage investigation, through to handover.  
Furthermore, involving the Project Manager in community 
consultation will assist in managing Council reputational risks and 
help ensure a well delivered project that addressed the community 
consultation where practical to do so, resulting in outcomes that 
benefits both the community and Council”.


$250,000 has been included in the budget for Project Manager oversight.


4.5.2 Asset Management and Operations


It is anticipated that once the rail corridor is converted to a rail trail, responsibility for maintenance will 
be handed over to the two councils (ARC and GISC) under a lease agreement with UGL Regional Linx 
(who operate NSW rail corridors under contract to the NSW Government).  ARC would be responsible for 
the maintenance and operations of the 68.8 km section between Armidale and Ben Lomond.


In the Rail Trail Plans (Halliburton 2018 and 2021) annual maintenance costs for the entire 103km rail 
trail are estimated at approximately $154,700 per annum.  This may be an over-estimate as adjoining 
landholders will be able to graze the corridor thus reducing regular clearing costs. Also, it is anticipated 
community groups will assume responsibility for some maintenance further reducing costs.


As outlined in Table 8 above, it is estimated that revenue from a range of source will contribute $95,000 
to $197,000 annually to trail maintenance costs.  Maintenance for the Armidale to Ben Lomond section 
is estimated at $102,000 annually.  


This is a small cost compared to the maintenance and operational costs of other ARC managed 
assets, e.g. in 2017-18 sports fields $5.2M, parks and gardens $2.9M, museums $1.1M (ARC Financial 
Statements 2017-18). 


NERT Inc. will also be heavily involved in trail maintenance functions, assisting with the organisation of 
community groups to carry out maintenance tasks.


 Project risk can be  Project risk can be 
reduced through the reduced through the 
engagement of a engagement of a 
dedicated Project dedicated Project 


ManagerManager
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5 Sources and Attachments5 Sources and Attachments


Attachment 1 - Cost Plan


Detailed costings are provided on in Appendix B of PWA (2024). 
A summary version of those costings is provided in Table 12.


2023-242023-24 2024-252024-25 2025-262025-26


PreliminariesPreliminaries


Council governance   25,000    120,000    105,000  
Site surveillance   35,000    215,000  
Technical input & review  206,000  44,000 
Project management  430,000  330,000 
Project approvals  230,000 
Community consultation  72,500  27,500 
Design  697,500 


ConstructionConstruction


Site establishment   125,000   25,000 
Clearing vegetation   100,000   402,500 
Rubbish removal   10,000   26,000 
Erosion & sediment control   20,000   315,000 
Remove rails & sleepers   50,000   553,000 
Insurance   50,000  
Contractor site supervision & mangt   70,000    700,000  
Bridge treatments   751,500  
Drainage   536,000  
Trail construction   6,365,000  
Trailheads & furniture   760,653  
Road crossings & signage  284,679 
Traffic mangt  54,000 
New fencing   1,541,000  
Remove/repair old fence   180,900  
Screening plants  75,000 
Stock crossings   100,000  
DDA Compliance measures  400,000 
Signage  20,000 
Escalation 6%Escalation 6%  1,500  132,960  828,704 
Contingency 25%Contingency 25%  6,250  554,000  3,452,933 


TOTALSTOTALS  32,750  32,750  2,902,960  2,902,960  18,093,368  18,093,368 


Table 12. Cost Plan 
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Attachment 2 - Evidence of Community Support


The following list illustrates the community support received for the project:


Table 13. Letters of Support Received and Details


Date of support 
letter / comms.


OrganisationOrganisation LocationLocation SignatorySignatory No. members No. members 
represented represented 


(assumptions (assumptions 
in bold**)in bold**)


Notes / any caveats for support Notes / any caveats for support 
etc.etc.


10-07-17 NE/NW NSW NE/NW NSW 
Business ChamberBusiness Chamber


Tamworth Joe Townsend, 
Regional MGR


New England New England 
- North West - North West 


ChambersChambers


Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project, to support business, 


towns & villages.
10-07-17 Armidale Business Armidale Business 


ChamberChamber
Armidale Susan Cull, 


President
3030 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for 
the closure of the rail corridor to establish 


the rail trail project.
30-04-17 NSW Farmers / NSW Farmers / 


Guyra BranchGuyra Branch
Guyra Bill O'Halloran, 


Secretary
1515 In support conditional on 4 items 


including future use of corridor for rail 
if appropriate / cost / right of way / 


leaseholder interest / and biosecurity.
06-03-14 Southern New Southern New 


England Landcare England Landcare 
LtdLtd


Armidale Sonia Williams CEO 66 Support in multiple areas. Weed and Pest 
control, environmental assessment etc


17-04-14 Rotary Club of Rotary Club of 
Guyra IncGuyra Inc


Guyra Alan St Clair, 
President


1212 Full in-principle support for NERT project 
Black Mountain - Ben Lomond.


01-05-14 Guyra Shire CouncilGuyra Shire Council Guyra Hans Hietbrink, 
Mayor


55 Full in-principle support (by supported 
resolution)  for NERT project Black 


Mountain - Ben Lomond.
20-04-14 Regional Regional 


Development Development 
Australia - Australia - 


Northern InlandNorthern Inland


Armidale Nathan Axelsson, 
Exec Officer


88 Full in-principle support for NERT project 
Black Mountain - Ben Lomond.


11-08-14 Glen Innes Severn Glen Innes Severn 
Tourist Association Tourist Association 


IncInc


Glen Innes Pat Lonergan, 
Chairman


1010 Full in-principle support for NERT project 
Armidale - Wallangarra


02-10-15 Glen Innes Severn Glen Innes Severn 
Council - Office of Council - Office of 


the Mayorthe Mayor


Glen Innes Colin Price, Mayor 55 Full in-principle support for NERT project 
Armidale - Wallangarra


18-03-16 The Guyra & District The Guyra & District 
Historical Society Historical Society 


& Machinery Group & Machinery Group 
LtdLtd


Guyra Dell Healey 1010 Leaseholder of Guyra Railway Precinct- 
Full in-principle support for NERT 


project Black Mountain - Ben Lomond, 
conditional on 2km access to rail around 


Guyra railway station and extra line to old 
abattoir site.


4-14-14 Black Mountain Black Mountain 
Preservation Preservation 
Society Inc.Society Inc.


Black Mountain Ian Reeve 
-President 


20 Leaseholder of Black Mountain Railway 
Precinct. Full support


31-07-14 Ben Lomond Public Ben Lomond Public 
SchoolSchool


Ben Lomond Denise Smoother, 
Principal


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond.


5-14-14 Ben Lomond Ben Lomond 
Landcare GroupLandcare Group


Ben Lomond Graham Willis 
Chairperson 


6 Full in-principle support for NERT project 
Black Mountain - Ben Lomond.


11-03-15 NSW Dept Trade NSW Dept Trade 
& Investment - & Investment - 


Office of Regional Office of Regional 
DevelopmentDevelopment


Sydney Chris Hanger, 
Director


1 Full NSW Government in-principle support 
for rail trail development, including  along 


the corridor Armidale - Guyra,  where 
local communities are supportive.


28-07-14 Armidale Regional Armidale Regional 
Airport Users Group Airport Users Group 


(ARAUG) (ARAUG) 


Armidale Don Tydd, Chair 29 Full in-principle support for NERT project 
Black Mountain - Ben Lomond on the 


basis of growing local and regional 
tourism.


28-10-16 Armidale Regional Armidale Regional 
CouncilCouncil


Armidale Dr Ian Tiley, 
Administrator


TBA Full in-principle support, by resolution 
dates 26/10/16, for NERT project Black 
Mountain - Ben Lomond, and for the 


closure of the rail corridor to establish the 
rail trail project.







New England Rail Trail - Armidale to Ben Lomond - Business Case  |  4


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Wayne Purvis,  
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Kristy Hammond, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Rodney Ramage, 
Ramage 


Engineering. 
Support providing 
corridor remains 


available for future 
rail if required. 


neighbour to rail 
corridor


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project; as long as stations 


and adjoining lines are maintained.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Doug Ellis, Guyra 
resident, neighbour 


to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Joanne Presnell, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Mark Thompson, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Janelle Gaukroger, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra William Annetts, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Christian O'Brien, 
South Guyra 


resident, neighbour 
to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Deidre and 
Ernie Scott, 


Guyra residents, 
neighbour to rail 


corridor 


2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Dale Ellis, Guyra 
resident, neighbour 


to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Donne Kennedy, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support  for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Paul Carton, Guyra 
resident, neighbour 
to rail corridor, old 
gate house in B/


Mountain


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Eric and Helen 
Turnham, Guyra 
residents, rural 


property neighbour 
to rail corridor 


2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Will Newberry, 
Guyra resident, 


neighbour to rail 
corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra William James 
Munsdie, Black 
Mountain rural 


resident, leasee on 
rail corridor


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.
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24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Simon George 
Croft, Guyra Rural 
resident, leasee on 


rail corridor


2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Peter and 
Dominique Jackson, 


Llangothlin rural 
residents, leasee of 


rail corridor 


2 Corridor Grazier: Full in-principle support  
for NERT project Black Mountain - Ben 
Lomond, and for the closure of the rail 


corridor to establish the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Sarah Harding and 
Phillip Williams, 


corridor graziers - 
Ben Lomond station 


to Lllangothlin 
corridor - biggest 


section


2 Corridor Graziers:  Ben Lomond station 
to Lllangothlin corridor: Full in-principle 
support for NERT project Black Mountain 


- Ben Lomond, and for the closure of 
the rail corridor to establish the rail trail 


project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Lisa Kennedy, 
Llangothlin 


resident, neighbour 
to rail corridor 


2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Sarah Jones, 
Llangothlin 


resident, neighbour 
to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Rachael and 
Matthew Bull, 


Llangothlin 
resident, neighbour 


to rail corridor 


2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Mandy Brazier, 
Llangothlin 


resident, neighbour 
to rail corridor 


4 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Sarah Creedy, Lane 
Cove resident and 


owner, neighbour to 
rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Mrs Meg Kane, 
Ben Lomond Rural 
resident, neighbour 


to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Hamish Pearce, 
Llangothlin 


resident, neighbour 
to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Russell Roberts, 
Llangothlin rural 


resident, neighbour 
to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Charmaine Burke, 
Llangothlin rural 


resident, neighbour 
to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


24-04-16 via Guyra and via Guyra and 
District Chamber of District Chamber of 


Commerce Commerce 


Guyra Ainslie Lund, Ben 
Lomond rural 


resident, neighbour 
to rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for 


the closure of the rail corridor to establish 
the rail trail project.


06-03-14 Paul CartonPaul Carton Black Mountain Second supportive 
letter, neighbour to 


rail corridor 


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Black Mountain Black Mountain 


RoadhouseRoadhouse
Black Mountain Annette Schieler, 


business owner.
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
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06-03-14 Boutique BeautyBoutique Beauty Guyra Philippa Ryan 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Presbyterian ChurchPresbyterian Church Guyra Morwell Mandela, 


Supply Minister
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Westview Westview 


PartnershipPartnership
Black Mountain William Munsie 1 Corridor Grazier:  Black Mountain to 


3.5km north :Full in-principle support  
for NERT project Black Mountain - Ben 
Lomond, and for the closure of the rail 


corridor to establish the rail trail project, 
conditional on continuing government 


ownership of rail corridor to return to rail 
use if required.


06-03-14 SJ & LJ Burey SJ & LJ Burey 
Building Building 


ContractorsContractors


Guyra Luke Burey 2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Guyra District Guyra District 


Veterinary ServicesVeterinary Services
Guyra Lesa Brown 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Philip Waters Philip Waters 


Building ServicesBuilding Services
Guyra Philip Waters 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Drews SeafoodDrews Seafood Guyra Drew 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Woods Contracting Woods Contracting 


P/LP/L
Guyra J Wood 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 The Guyra HotelThe Guyra Hotel Guyra Mr. Ian Cook 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 The Travelling The Travelling 


CappuccinosCappuccinos
Armidale Mark A Werts 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Betts MowingBetts Mowing Guyra J E Betts 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Highland Pet FoodHighland Pet Food Guyra Nick Jackson 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
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06-03-14 Paul Kirk MasonryPaul Kirk Masonry Guyra Paul Kirk 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 TK's WeldingTK's Welding Guyra Troy 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 JM & G George Inv JM & G George Inv 


Pty LtdPty Ltd
Guyra JM & G George 2 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Sue Ross Real Sue Ross Real 


EstateEstate
Guyra Susan E  Ross 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Guyra Smash Guyra Smash 


RepairsRepairs
Guyra John McDiarmond 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Deano's Deano's 


Springwater Springwater 
Smoked TroutSmoked Trout


Black Mountain Dean Williams 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Shiralee Motel Shiralee Motel Guyra Mr and Mrs Cox 2 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Hairy Tales Comb Hairy Tales Comb 


TrueTrue
Guyra Edna Mendes 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 JoJos on Bradley JoJos on Bradley 


(café) (café) 
Guyra C Mendes 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Royal HotelRoyal Hotel Guyra Kylie Sutton 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Guyra Scissors and Guyra Scissors and 


CombsCombs
Guyra L Oehlers 1 Full in-principle support  for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
06-03-14 Kirks IGA GuyraKirks IGA Guyra Guyra Michael Kirk 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
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06-03-14 Dragon Fly Dragon Fly 
PlumbingPlumbing


Guyra Martin Inglis 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 
return to rail use if required. Except: no 


dogs
06-03-14 Hoffman Electrical Hoffman Electrical Guyra Mr Adam Hoffman 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Jobs AustraliaJobs Australia Guyra Nigel Barlow, CEO 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra Local Guyra Local 


Aboriginal Land Aboriginal Land 
CouncilCouncil


Guyra Joseph Ho, CEO 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Highland FloristHighland Florist Guyra K Lloyd, owner / 


manager
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Apple Tree GardenApple Tree Garden Guyra Jenni Lloyd-


Ward, new owner 
Kelli Lockyer 


- High Country 
Wholefoods


2 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra Guyra 


Compounding Compounding 
PharmacyPharmacy


Guyra Mina Elias, 
Pharmacist


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Black Mountain Black Mountain 


NurseryNursery
Black Mountain Pam Youman 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Multi Motors GuyraMulti Motors Guyra Guyra Jamie and Janette 


Williamson
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra EmporiumGuyra Emporium Guyra Beth Archibald 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra Fourways Guyra Fourways 


Service CentreService Centre
Guyra Tracy Reeves 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra Exhausts and Guyra Exhausts and 


TyresTyres
Guyra Roy Jones 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
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04-03-15 RJ & KA Hammond, RJ & KA Hammond, 
Plumbing and Gas Plumbing and Gas 


SuppliesSupplies


Guyra R Hammond 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Fox LegalFox Legal Guyra and Armidale Anthony Fox 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Sole Taxation, Sole Taxation, 


Chartered Chartered 
AccountantAccountant


Guyra Chris Sole 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 KW PhysiotherapyKW Physiotherapy Guyra Karan Wildman, 


Physiotherapist
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra  Bowling and Guyra  Bowling and 


recreation Clubrecreation Club
Guyra Betty-ann Bourke 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 GrazagGrazag Guyra Julian Percy 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Whites ButcheryWhites Butchery Guyra MP White 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Black Sheep Wool Black Sheep Wool 


'n Wares'n Wares
Guyra Mrs Margaret 


Swerdlow 
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Terry's MenswearTerry's Menswear Guyra Mrs Pat Darby 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15   Guyra Mrs G Montague 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Guyra NewsagencyGuyra Newsagency Guyra Evan and Annette 


Sole
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 "Yoolimba""Yoolimba" Ben Lomond Melinda and Robert 


Atkin
2 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
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04-03-15 Elders GuyraElders Guyra Guyra Roger Saunders, 
Branch Manager


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Elders GuyraElders Guyra Guyra James Lyon 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 "Canoona""Canoona" Guyra George Vickery, 


Landholder
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 "Canoona""Canoona" Guyra Dorothy Vickery, 


Landholder
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Robert GordonRobert Gordon Guyra Robert Gordon 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 P & D JacksonP & D Jackson Lllangothlin P Jackson 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Dick Burey Dick Burey 


Country Kitchens Country Kitchens 
+ Guyra Glass and + Guyra Glass and 


AluminiumAluminium


Guyra Richard Burey 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
04-03-15 Dick Burey Dick Burey 


Country Kitchens Country Kitchens 
+ Guyra Glass and + Guyra Glass and 


AluminiumAluminium


Guyra Debbie Burey, 
partner


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 New England New England 


Community CollegeCommunity College
Guyra Dorothy Lockyer, 


Manager
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 CT ElectricsCT Electrics Guyra Ann and Geoff 


Thrift
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Blue Bells GuyraBlue Bells Guyra Guyra Kerry Gitteos and 


proprietor of Guyra 
Post Office


1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Burgess GarageBurgess Garage Guyra Greg Burgess 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
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27-02-15 Guyra Country Guyra Country 
ButchersButchers


Guyra Michael Garniss 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Rafters of GuyraRafters of Guyra Guyra Peter and Narelle 


Malcolm
2 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Guyra Motor InnGuyra Motor Inn Guyra Ron and Brenda 


Small, owners
2 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 High on BikesHigh on Bikes Guyra David Mills 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 LandmarkLandmark Guyra Josh Lawlor, Branch 


Manager
1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Kanes ContractingKanes Contracting Guyra Geoffrey Kane 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Guyra Summit Guyra Summit 


Caravan ParkCaravan Park
Guyra Rebecca White 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Mick's MechanicalMick's Mechanical Guyra Michael Vanderwolf 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Dasha's Hardware Dasha's Hardware 


and Building and Building 
SuppliesSupplies


Guyra Darren Lennan 1 Full in-principle support for NERT project 
Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 
return to rail use if required. Not to affect 


landholders.
27-02-15 M & J Moffatt M & J Moffatt 


GroundspreadingGroundspreading
Guyra Mal Moffat 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
27-02-15 Top of the Range Top of the Range 


RoadhouseRoadhouse
Guyra J Reeves 1 Full in-principle support for NERT project 


Black Mountain - Ben Lomond, and for the 
closure of the rail corridor to establish the 
rail trail project, conditional on continuing 
government ownership of rail corridor to 


return to rail use if required.
       
TOTALS:TOTALS: 120 LETTERS OF 120 LETTERS OF 


SUPPORTSUPPORT
  247247  
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The following text is from a flyer used to inform the local community about the project:


What is a Rail Trail and what does it look like?What is a Rail Trail and what does it look like?


With the current debate on establishing a rail trail on the rail corridor 
between Black Mountain and Ben Lomond [about 38km in length] it is 
timely that we should better understand what is a rail trail.


1. What is a rail trail and who uses them?1. What is a rail trail and who uses them?


•  A rail trail is a trail located along a former railway line. The track 
or trail will be a gentle grade as it follows the train line and has 
the added benefit of the trail passing through historical localities, 
countryside and villages.


•  The trail should be suitable for walkers, mountain bikes, hybrid 
bikes, prams, children’s scooters and wheel chairs. It should allow 
for two way passage. No horses or motor bikes would be allowed 
on the trail due to biosecurity, risk and maintenance concerns. 


•  Rail trails are used by everyday people, such as, locals including 
children, tourists, families, retirees and community groups.


2. Legislation and Governmental issues2. Legislation and Governmental issues


• With the passing of an act by both Houses of State Parliament to close the rail corridor, the land 
reverts to Crown Land and is managed by the relevant local government, in this case the Armidale 
Regional Council (ARC). This land, or part thereof, cannot be sold in future without legislation again 
passing successfully through both Houses of the State Parliament. Travellers on the trail would be 
covered by insurance through Armidale Regional Council through their usual third party property 
insurance cover. This is the cover for all other ARC managed areas.


•  Should a future Government need to reinstate the rail corridor for rail use, legislation would again 
need to be passed through both Houses of State Parliament. The rail trail would then be closed.


•  It is anticipated that the funding to build the trail would come from the State Government. The ARC 
would undertake a form of ownership, trail upkeep and maintenance.


3. Appearance3. Appearance


• The rail trail should be approximately three metres wide and, subject to the final design, would be 
enclosed with fencing on either side of the trail pavement. It would be sign-posted with locations, 
distances and historical points of interest. 


• The general practice throughout the world is that the rails and sleepers are removed, the ground 
compacted and then gravel or bitumen applied. Light gravel is usually the preferred surface. The rails 
and sleepers can either be sold to offset building costs or if suitable stored for possible future use.


•  Trackside signs with distances as well as trail rules and conduct would be located at rail stations and 
other access points. Advertising of local businesses would also be considered.
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4. Graziers’ Access4. Graziers’ Access


•  Current graziers’ access rights would be maintained 
outside the fenced off area of the trail. Removal of 
noxious weeds in the grazed areas will remain the 
responsibility of graziers, as is the current practice. 


•  The management of the trail would need to include 
control of noxious weeds on the actual trail.


•  Stock corridors at appropriate sites would allow stock 
to be moved from one side of the trail to the other, with 
stock grids on the entrances to the trail to exclude stock 
from the actual trail. Automatically closing gates would 
allow walkers to cross the open area. There would be 
signs advising trail users to remain on the trail at these 
points and not to trespass on grazing land.


•  Trail access across high level bridges would possibly 
require more solid fencing. If the bridge is unsuitable, the trail would continue alongside the bridge.


•  The usual pedestrian safety features would be established at road crossings. Stock grids and gates 
would be built where required.


5. Benefits for the community5. Benefits for the community


• The Guyra Rail Station and environs would retain track for the continued unchanged running of the 
popular trike activities. 


•  Seating and rest areas will be provided at appropriate distances, as well as ambulance access points 
to road-ways.


•  The trail is a car-free facility for riders and families to walk, cycle and exercise in safety.
•  It is also a place for tourists to come and experience the area away from their cars.
•  We would see a significant flow of cashed up tourists intent on experiencing the New England cool 


climate rail trail. They would be encouraged to stay overnight and to enjoy a meal etc., as well as 
other attractions. Experience shows that in Victoria and overseas new businesses flourish and this 
leads to increased knowledge of the area and thereby encourages further permanent residents. 
Increased patronage also leads to increased property values and a wider range of more successful 
main street facilities.
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February 15th 2018 
 
 
Mr Peter Wilson 
Senior Governance Officer 
Armidale Regional Council 
 
Delivered by email: PWilson@armidale.nsw.gov.au  
 
 
 
Dear Peter, 
 


Re: Random telephone survey of Guyra residents regarding the proposed New England Rail Trail 
 
 
In early February 2018 we were contacted by Armidale Regional Council to conduct a random and 
representative telephone survey of 200+ adult residents in the 2365 postcode – an area containing 
the town of Guyra and surrounding properties. The survey was designed to understand levels of 
community support for a proposed New England Rail Trail. 
 
A survey was conducted from our Coffs Harbour-based call centre on the evenings of February 12th 
and 13th. (See Appendix 1 for questionnaire). Residents were phoned between 3.30 and 8pm on both 
nights, using a combination of fixed line and mobile numbers.1 Where phones were engaged or did 
not answer, up to three calls were made to encourage participation. 
 
To avoid response bias, residents were not told the subject matter of the survey prior to agreeing to 
take part. Instead they were told that it was being conducted by Armidale Regional Council regarding 
"an important local issue". Councillors and council employees were excluded from taking part. 
 
In all, 220 residents completed a survey. Response rate was excellent, with 65% of those successfully 
reached agreeing to participate. Average completion time was 3.6 minutes. 
 
As at the 2016 ABS Census, the postcode 2365 had a population of 3,721, of whom 2,828 were aged 
18 or over. A sample size of 220 within this adult population suggests a random sampling error of     
+/- 6.3% at the 95% confidence level.2 Results have not been post-weighted by age or gender (i.e. to 
match the profile of the region based on 2016 ABS Census data.) 
 
The survey commenced with a question asking respondents whether they had heard of the New 
England Rail Trail project. Some 97% of respondents claimed to have heard of the proposed rail trail. 
  


 
1 Numbers were sourced from Sample Pages, a respected supplier of random valid fixed line and mobile 
residential numbers to the market and social research industries. 
2 This effectively means that if we conducted the same survey 20 times using different random samples, results 
should be representative of the overall target population to within +/- 6.3% in 19 of these 20 surveys. 
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Once awareness of the project had been established, all respondents were informed that:  
 
Council is working in conjunction with the NSW Government to secure funding for the 
development of the New England Rail Trail project. The Rail Trail will be 30km in length from Ben 
Lomond to Guyra and onto Black Mountain and will be constructed within the existing rail corridor. 
The trail would be used for cycling, walking and other recreational activities. 
 
They were then asked, "With all that in mind, do you support the development of the rail trail?" 
 
Of the 220 respondents 45% supported the development and 44% opposed it. The remaining 11% 
were unsure. 
 
Results were sharply divided by age. Of those aged 18-39, 63% supported the development against 
just 26% opposed. And of those aged 40-59, the support/oppose ratio was 54 to 31%. However there 
was strong opposition among those aged 60+, with just 37% supporting against 54% opposed. 
 
There were no significant differences by gender. However rural residents were more likely to support 
the project than those living in Guyra, at 51% and 38% respectively. 
 
When asked to briefly explain why they supported or opposed the development, there were two 
broad themes. Supporters focussed largely on the benefits to tourism, the local economy and/or the 
region generally. Some also noted that rail trails had worked successfully elsewhere, and/or that the 
rail wasn't coming back so that the tracks should be used for something productive. 
 
Opponents, meanwhile, focussed largely on: (a) a belief that establishing the rail trail would preclude 
once and for all the return of rail services to Guyra; and/or (b) that it was "a waste of money".  
 
Comments will be supplied separately to Council for their review. 
 
Please don't hesitate to contact me if you require any additional information. 
 
Kind regards, 


 
James Parker, QPMR, B.Ec., Grad Cert. Applied Science (Stats), MAMSRS 
Managing Director 
james.parker@jettyresearch.com.au  
 
 
 
DISCLAIMER: 
 
While all care and diligence has been exercised in the preparation of this report, Jetty Research Pty. Ltd. does not 
warrant the accuracy of the information contained within and accepts no liability for any loss or damage that may be 
suffered as a result of reliance on this information, whether or not there has been any error, omission or negligence on 
the part of Jetty Research Pty. Ltd. or its employees. 
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APPENDIX 1: QUESTIONNAIRE 
 
Version 1 
ARC_-_Rail_Trail_2018 
Last modified:12/02/2018 3:09:07 PM 
 


 
Q1. Hi my name is (name) and I'm calling from Jetty Research on behalf of Armidale 


Regional Council. Council has asked us to call residents at random in the Guyra area to 
conduct a short survey about an important local issue. The survey only takes 3 
minutes, all answers are confidential and we're not trying to sell anything. Would you 
be willing to assist Council by completing a short survey? 
 
 


 
 Offer callback if required.  


 
 


 
 
 Yes 1     
 No 555    Q1 
 Answer If Attribute "No" from Q1 is SELECTED 
 
Q2. Thank you for your time. Have a great afternoon/evening. 


 
 


 
 End 


 
Q3. Thanks so much, before we proceed can I confirm you live the Armidale Regional 


Council local government area? 
 
 


 
 Yes 1     
 No 555 Go to Q2   Q3 
 
Q4. And are you or immediate members of your family a Councillor or permanent Council 


employee? 
 
 


 
 Survey will terminate if YES 


 
 


 
 
 Yes 1 Go to Q2    
 No 555    Q4 
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Q5. And can I confirm your postcode is 2365? 


 
 


 
 2365 postcode only 


 
 


 
 
 Yes 1     
 No 555 Go to Q2   Q5 
 
Q6. And may I have your first name for the survey? 


 
 


 
 Just so I can refer to you by name 


 
 


 
    Q6 


 
Q7. Thanks [Q6], to start things off, have you heard of the New England Rail Trail project? 


 
 


 
 Yes 1     
 No 555    Q7 
 
Q8. Council is working in conjunction with the NSW Government to secure funding for the 


development of the New England Rail Trail project. The Rail Trail will be 30km in length 
from Ben Lomond to Guyra and onto Black Mountain and will be constructed within the 
existing rail corridor. The trail would be used for cycling, walking and other recreational 
activities.  
 
With all that in mind, do you support the development of the rail trail? 
 
 


 
 Yes - supports 1     
 No - do not support 2    Q8 
 Unsure 666     
 
Q9. Can you briefly explain why? 


 
 


 
 PROBE for brief answer 


 
 


 
    Q9 
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Q10. We're almost done. I just have a two demographic questions to finish off. Firstly would 


your age between? 
 
 


 
 PROMPTED 


 
 


 
 
 18-39 1     
 40-59 2    Q10 
 60+ 3     
 
Q11. Gender? 


 
 


 
 DONT ASK 


 
 


 
 
 Male 1     
 Female 2    Q11 
 
Q12. And do you live in a rural or urban setting? 


 
 


 
 Urban 1     
 Rural 2    Q12 
 
Q13. Thanks so much [Q6], that's the end of the survey. Armidale Regional Council greatly 


appreciates your time and feedback. Have a great afternoon/evening. 
 
 


 
 End 
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2021 Online Survey Results


Source: New England Rail Trail Facebook page 2023
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New England Rail Trail Community Engagement 
Executive Summary 


Background 
Armidale Regional Council has applied for funding from the federally funded Building Better Regions 
Fund (BBRF) to construct the New England Rail Trail from Ben Lomond to Armidale totaling 67.5km. 
The Glen Innes Severn and Armidale Regional Councils have a collective desire to revitalise this 
under utilised asset into one that generates economic growth and employment for the towns and 
villages in the region via increased tourism opportunities. 


Armidale Regional Councils enthusiasm for this project is reflected in our Council decision at the 
Ordinary Council meeting October 28, 2020. In this meeting it resolved to ‘delegate the General 
Manager authority to seek funding jointly, or separately between the two councils’. 


A program of community consultation has been undertaken with adjoining landholders from Ben 
Lomond to Black Mountain in 2016, and from Ben Lomond to Glen Innes in March this year.  


The following report details the community consultation that has been undertaken by Armidale 
Regional Council in July, August and October this year in Guyra, Ben Lomond, Black Mountain and 
Armidale. 


Stakeholders 
Armidale Regional Council identified the following key stakeholders to be included in the Community 
Engagement process: 


 Land holders along the rail corridor between Armidale and Ben Lomond 


 Federal, State and Local Government Representatives 


 Local Aboriginal Groups 


 Tourism and Hospitality Businesses 


 National Parks and Wildlife Service 


 Train enthusiasts 


 Armidale region community 


 


Community Engagement Actions 
 ‘Busting the Myths’ hosted by New England Visions 2030 21st July 2021  


 Armidale Markets in the Mall hosted by Armidale Regional Council 25th July 2021 


 Aboriginal Community Engagement hosted by Armidale Regional Council 26th July 2021 


 Land holder Community Engagement letters and information posted 7th July 2021 


 Land Holder Information Session hosted by ARC in Guyra  28th July 2021 


 Land Holder Information Session hosted by ARC in Armidale  28th July 2021 


 Land Holder Information Session hosted by ARC in Ben Lomond  4th August 2021 


 Land Holder Information Session hosted by ARC in Black Mountain 19th October 2021 
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 Armidale Regional Council website ‘your say’ portal  


 Armidale Regional Council Social Media  


 


Frequently Raised Issues 


Biosecurity 
Weed Spraying  Systems will need to be established for communication between 


land holders and councils as to chemicals sprayed and withholding 
times. Farmers will be responsible for managing weeds on their 
leased land. 


Dogs on the trail Land holders expressed concern regarding dog contact with stock. 
Signage advising dogs to remain on leash at all times. 


Trespassing onto property No trespass signage installed. Rail trail conditions of use posted at 
entry points to the trail. Gates onto property can be padlocked. 


Public trespass onto 
property and are injured 


This would be dealt with as per any property access or trespass 
manner, or public injury claim. No Trespass signage will be 
installed along the trail and conditions of use.  


 


Legislation 
Private sale of the rail corridor If the rail corridor is converted to Crown Lands it is still owned 


by State Government. A caveat can be included to stipulate the 
land cannot be sold. 


If the corridor is converted to 
Crown lands it can’t be re-
instated as a transport route 


The rail trail will preserve the rail corridor and the State 
Government can resume management of this and re-instate 
the rail line.  


Grazing leases Land holders will be able to continue grazing along the rail 
corridor either side of the 6m wide rail trail fenced area  


 


Construction 
Accessing private property 
during construction 


On-going communications and consultations with land holders 
prior and during construction 


Disruption to farming business 
during construction 


On-going communications and consultations with land holders 
prior and during construction 


Why can’t the trail be 
constructed alongside the 
existing rail line 


Prohibitive costs due to negotiating swamps, gullies, creeks, 
hills etc. 


During construction will leased 
land be available for grazing  


Communications with farmers during construction 


Fencing materials and height of 
fences 


This will vary along the trail according to requirements 
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Emergency Vehicle Access Trail is 6m wide and emergency vehicles will be able to access 
the trails at any of the commencement points. 


Privacy for residents Privacy tree planting to be considered for affected residents 


Machinery access during 
construction 


On-going communications and consultations with land holders 
prior and during construction 


What happens at Road 
Crossings 


Signage, riders to disembark and there will be chicane style 
gates. 


 


Rails not Trails 
A heritage train would bring 
more passengers 


There is an option of running a heritage train on the existing 
line between Armidale and Tamworth. 


Re-instate passenger trains  The state government have completed cost feasibility studies 
on the Great Northern Railway and have no plans to re-open 
the line. 


Trains to move freight The New England region doesn’t produce goods suitable for rail 
freight. 


Existing road can be used for 
bike riding 


Rail Trails provide safe environments for people of all ages and 
abilities (wheelchair accessible) 


 


Maintenance 
Who is responsible for spraying 
weeds and maintaining fences 


Lease holders will be responsible for their leased land. The 
remainder of the trail will be maintained by the managing 
councils. 


Cattle causing damage to Rail 
Trail Fencing 


The owners of the cattle will be responsible if they lease land 
for grazing, similar to any other fencing matter or escaped 
stock 


Trees fall over and damage the 
Rail Trail Fencing 


The responsibility will depend on who owns the tree and if it is 
part of a leased/managed area. This still follows the usual 
process of notification to neighbor/council of a fallen tree as it 
currently occurs on any road, reserve, pathway or parkland.  


 


Costs 
Impact to rate payers This is a grant funded project. Annual maintenance costs for 


the trail will be offset by volunteer and community groups. 
Costs to maintain the trail $154,000pa to be shared by 
Armidale and Glen Innes Severn Councils. 


Project going over budget In this instance additionally grant funding maybe sought 


Sponsorship Landowners and Friends of the Railway have indicated their 
intent to assist with maintenance. 
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21st July 2021: Armidale City Bowling Club  
Busting the Myths hosted by Vision New England 
2030  
 40 People in attendance. The majority were very supportive of the project. Questions were raised 
by the audience and David Mills responded accordingly. The questions raised and answered are 
listed below: 


1. Do the tracks have to be taken up? Yes they do if you want to cycle on the existing rail 
alignment. 


2. Once the corridor is closed and the legislation changed so it no longer 
comes under Dept of Transport responsibility, won’t it be sold off? This old 
chestnut is a favourite of the project anti’s, and was asked by a would-be councillor (I suspect on 
behalf of someone else). The fact is, even with a change in legislation, it remains Crown Land and 
can’t be ‘sold to the highest bidder’….or any bidder for that matter. 


3. Why can’t the rail trail be beside the tracks, so the tracks remain? Because the 
cost would be far greater (you’d have to negotiate swamps, gullies, creeks, hills etc that the rail 
corridor is already built over), and because the gradients would not be suitable to all but the 
fittest riders. A rail trail is not for elite riders – it is for the less fit, tourists, families etc. This led 
to commentary by Dave on the issue of a tourist train beside the NERT (something the 
questioner said he had not asked, but in fact he had indirectly). As Dave said, a tourist train was 
most welcome, but to run it north of Armidale meant the huge expense of removing and 
replacing all the rail tracks, and the huge expense of running the NERT beside the rails as 
mentioned above. Why not run tourist/heritage south where the rail already operates? And of 
course, where is the business case for a tourist/heritage train? 


4. Why can’t the trail be concrete between the rails (presumably to leave the 
rails in place)? – again, cost prohibitive, and the safety factor. Bitumen = riders going much 
faster than on a gravel surface, and the exposed rails are slippery. Also, I’d have thought a gap 
would be left between rail and concrete = a serious cycle hazard. I’m at a loss to understand how 
concreting over the rails and sleepers preserves the rai line? 


5. Why can’t the trail be asphalt? Some small sections of RTs are, but again cost 
prohibitive, safety factor re bike speeds, and not really in keeping with a rural setting. 


6. A comment/question that the NSW Govt will never re-instate the Great 
Northern Rail Line when they have the new Inland Rail to operate 200kms to the west, and 
the coastal rail line operating 200kms to the east. Why would they re-instate another one at 
great cost in the middle of those two? 


7. What about walkers on the RT and their safety? There have been conflicts between 
cyclists and walkers in the Armidale Pine Forest? To me, this shows the complete lack of 
understanding of a RT and its clientele. A RT is a very straight, wide bike trail with clear visibility 
with most cyclists going quite slowly. Conflict with walkers will be minimal. Much of the 
Armidale Pine Forest is a competitive mountain bike track, with narrow steep trails and blind 
corners. I’ve ridden it and come across dog walkers etc. in the most unlikely and surprising 
places, so yes, safety conflicts there are obvious.  


8. A very unclear question that seemed to be about the Army using the 
corridor/trains to mobilise heading north???? What can you say! The first M1 
Abrams Tank that touches one of those old bridges is going straight to the bottom! If he was 
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asking about using trains to go north, the line from Armidale to GI is never going to help in its 
current state. They have the option of the Inland Rail or the coastal line. 


9. What is the timeline for building the NERT? The $8.7M of BLER funding has to be 
spent by June 2023. This means construction has to get moving ASAP, but can’t start until the 
NSW legislation is amended to re-purpose the rail corridor for a rail trail. This type of legislative 
change has already happened for the Tumbarumba and Tweed rail corridors, so precedents have 
been set. Even so, we need to get moving on that fast so that construction can commence. 


10. Why is the rail trail starting in Glen Innes first?  Due to the size of the project it was 
necessary to split the project between two separate grant funds, and this also allowed us a 
greater chance of success. Glen Innes Council is very supportive of this project and the council 
voted unanimously in support of the project.  


11. Why are some Rail Trails built beside the rail corridor? Orange and Ballandean 
have been able to do this as it is a very flat area and it is a short rail trail.  


12. How can we as a community get involved and help the project? Community 
involvement is what makes these rail trails a success and there will be plenty of opportunities for 
community involvement through sponsoring sections of the trail, fund raising, assisting with 
events etc. At this stage writing a letter of support to Adam Marshall and Barnaby Joyce to show 
community support.  


 


25th July 2021: Armidale PCYC Markets in the Mall 
Hosted by Armidale Regional Council  
The majority of people who attended the Armidale Regional Council marquee to discuss the project 
were supportive.  17 Armidale residents completed the feedback form. The feedback collected on 
the day is listed below: 


Questions 
 Why is the rail trail taking so long to be approved and commence construction 


 We need to support measures to allow bikes to be transported easily on Country link rail 
service as currently bikes have to be dismantled and boxed.  


Suggestions 
 Great idea, worked well in Victoria 


 Please hurry up 


 Do it now 


 Great idea 


 Great use of this asset and protects corridor for future generations 


 There should be a small usage charge to help with maintenance 


Concerns 
 Train Sydney to Armidale needs the facility to carry bikes easily 


 That the project relies on government support and funding 


 That it won’t happen in my cycling years 
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26th July 2021: Aboriginal Community Engagement 
Hosted by Armidale Regional Council 
Local representatives from the Aboriginal Land Councils in Armidale and Guyra were invited to 
attend this community consultation. All in attendance were extremely supportive and very 
enthusiastic for this project. The following suggestions were discussed: 


Flora & Fauna 
 Create a 12 month calendar of what is in flower and link this to bush tucker stories 


 Signage ‘ keep an eye out for’ special orchids, etc. or noxious weeds 


 What birds and other fauna that might be spotted along the trail and certain times of year 


 Traditional Stories; eg Black Cockatoo = 3 days of rain 


 Discuss with national parks regarding fauna and Flora signage 


 


Land Marks 
 Stories: Aboriginal Elders who took John Oxley north along what is now the line of the 


railway 


 Songlines created around the passage north. 


 Burial site at Booralong. Stories regarding the body that was repatriated after it was 
removed and the scar tree cut down.  


 Stories of the scar trees however no specific information on location to ensure their 
preservation 


Ancient History Dreamtime Stories 
 Mother of Ducks lagoon 


 Mega fauna 


Modern History 
 Aboriginal camps along the line 


 Chinese and Aboriginal workers were involved in the rail line construction 


 ‘Train came to Armidale’ song written by a local Aboriginal. 


Sacred Sites and Artefacts 
 Scar trees 


 Artefacts used in construction may be unearthed during the rail trail construction. These can 
be displayed at the Train Stations along the trail.  
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Community Engagement with Landowners adjoining 
Rail Corridor  
On the 7th July 2021 a letter and fact sheet were mailed to 376 landowner between Armidale and 
Ben Lomond who have a property bordering the rail line. (Appendix 1). The letter informed the 
landowners of the New England Rail Trail project and invited the landowners to a face-to-face 
community engagement session in Guyra and Armidale. The letter also promoted the option of 
providing feedback through the Armidale Regional Council website. Contained within the mail out 
was a New England Rail Trail Fact Sheet (Appendix 2). 


 


28th July 2021 Rail Trail Community Engagement: Guyra 


Hosted by Armidale Regional Council 
The session was initially hijacked by 5 members of the ‘Save the Great Northern Railway’ group. The 
invited landowners who attended the session provided constructive feedback which has been listed 
below. Of the participants who attended 13 were landowners along the corridor. 7 of these 
landowners were supportive of the project, and 6 were not supportive. 


Questions 
 When is the decision on the funding from Armidale to Ben Lomond being announced 


 What does the fencing along the trail look like? What is the height of the fencing? 


 Who maintains the fencing? 


 Is there a contribution by landowners for fencing and weed maintenance? 


 How can we keep the history of the railroad and areas along the track alive? 


 How will the trail be built without impacting on landowner’s farmland and disrupting their 
business? 


 Who will pay for legal costs for adjoining landowners? 


 Why can’t the train line be re-instated for light rail for limited use by Armidale, Glen Innes 
and Guyra communities? 


 How will this change affect lease holders 


Suggestions 
 Landowners should help as an ‘in kind’ contribution for assistance 


 A Sound Trail along the rail trail would be fantastic 


 In the event of a ‘rail trail’ best option is to fill the lines between the rails.  


 The way to bring tourists is to run a train. Put the rail trail beside the line. Leave the railway 
line it is the heritage 


 Fix the lagoon ride – there is a 9kms ride around the lagoon 


Concerns 
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 This is only for a few people, only a few people support this 


 Maintenance of the trail 


 Secure stock – Gate closures 


 Construction of trail and access to private property 


 Increase in rates 


 Fire Hazzard 


 Access to water/Dams 


 That we will miss out on funding due to the negative comments by a small number of the 
community 


 No concerns – let’s get it going 


 Don’t listen to negativity, just need to get it done 


 Don’t want the train railway line pulled up 


 Council financial situation 


 We don’t live in the right area to get visitors to use the trail 


 What happens if we run out of money before it is completed 


 


28th July 2021 Community Engagement: Armidale 


Hosted by Armidale Regional Council 
This session was attended by 7 landowners and 2 non landowners. This was a constructive session 
with landowners being largely supportive of the project. One landowner stated if they had a choice 
they would prefer that things stay ‘just the way that they are’. 


Questions 
 What will be the new requirements with the leasing plots? 


 Is it still intended to amend the Transport Admin Act to enable the Rail Trail? 


 Who maintains the fencing? 


 Who maintains the weeds and crossings? 


 Will there be parking available along the trail access points? 


 Will there be access for emergency vehicles? 


 Who will monitor unregistered vehicle use? 


 Why do we need the rail trail? 


 How does council propose to maintain this rail trail when current bike paths in town are not 
maintained? 


 Is it common to only have a 6m wide corridor? 


 What happens to the historical bridges, are they preserved? 


 Why do we need a fence, landowners should have these leases cancelled and the entire 
corridor should be rail trail.  
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Suggestions 
 Ongoing maintenance should be the responsibility of the landowner 


 Organise presenters from current rail trails to come to speak to land owners 


 Build the trail alongside the tracks 


Concerns 
 Public Liability for adjoining land holders 


 Wildlife on the trail 


 No concerns, can’t wait 


 


4th August 2021 Community Engagement: Ben Lomond 


Hosted by Armidale Regional Council 
An invitation was sent to 90 residents of the Ben Lomond village to attend a community engagement 
session. This was attended by 16 residents and there was a 50/50 split between supporters and non 
supports of the New England Rail Trail. The sentiment around the room was one of general 
acceptance of the New England Rail Trail project.  


Questions 
 What happens to stock on leased land during construction? 


 Will there be additional toilets built? 


 There will need to be communication between land owners regarding spraying; What 
chemicals are being used and what is the withholding period. 


 Will there be improved infrastructure in Ben Lomond for car parking and road 
improvements? 


Suggestions 
 Need to create a green area / beautification around the station 


 Need to provide privacy to the residents who live along the train line 


 Leave some rails in Ben Lomond to enable them to run a trike like Guyra. The trail could run 
alongside the rails just for this section. 


 No ugly advertising signs like McDonalds along the Rail Trail 


 Install a sign in Ben Lomond “no dogs allowed” 


Concerns 
 Rate payers will have to cover the cost if the project goes over budget 


 Fencing will cost more than has been budgeted 


 Corridor leases will be ripped up with machinery during construction as a lot of the land is 
swampy. 


 Dogs should not be allowed for Bio-security reasons. 
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19th October 2021 Black Mountain Community Engagement 
This session was attended 14 landholders. This was a constructive session with 12 supporters and 2 
non-supporters of the Rail Trail. The main concern was regarding the fencing and how it would be 
constructed to ensure cattle were contained. There was further discussion regarding trespassing 
onto property and liability to landholders. 


Questions 
 If someone gets injured who is responsible 


 Council supports so many sporting facilities – cricket, soccer, swimming etc. why shouldn’t 
council spend some money on a rail trail? It is a great idea 


 What happens with road crossings 


 What type of fencing will be used 


 Is it viable for the cost 


Suggestions 
 The leased land should be returned to the Aboriginal Land Council to regenerate and plant 


native trees. The leased land should be a nature / Koala corridor and shouldn’t be leased for 
farming. 


 We have nothing here to entice young people to stay in our communities. This is a great idea 


 Consider that only sheep be allowed for grazing not cattle 


 Create one-way tunnels for native animals to exit the trail 


 Tree planting group to plant New England Trees and natives along the trail 


 Soundtrails to relay history of area, cuttings, train stations, construction etc. 


 If land owners are worried about trespassers that can install a vermin fence.  


Concerns 
 Public trespassing onto property during lambing season to take photos? 


 Access for Emergency Services 


 Will the fencing be suitable for cattle 


 Toilet facilities and littering 


 We need to diversify our economy in Guyra to provide jobs so children can stay. This will 
bring in new jobs and economy 


 Biosecurity signs near farms to decrease liability 


 The only way that our heritage lasts is to leave it alone 


 Is cycling a phase that won’t last 


 


 


 







New England Rail Trail - Armidale to Ben Lomond - Business Case  |  31


TRIM: 


11 | P a g e  
 


Appendix 1 


 


 


 
 


7 July 2021 
 


Our ref: AO/2021/05770 
 
Dear Resident 


Notification of Council’s Building Better Regions Fund application for the New England Rail 
Trail  


Glen Innes Severn and Armidale Regional Councils have a collective desire to revitalise the rail 
corridor between our cities, taking what is a unique and underutilised asset and turning it into 
one that generates economic growth through increased tourism and employment for the towns 
and villages in the region. 


Council’s enthusiasm for this project was reflected by the decision at the Ordinary Council 
Meeting October 28, 2020. In this meeting it resolved to ‘delegate the General Manager 
authority to seek funding jointly, or separately between the two councils.’ 


In February 2021, Council resolved to apply for funding from the Building Better Regions Fund 
(BBRF) to construct the New England Rail Trail within its Local Government Area - a 67.5 km 
section of trail from Armidale to Ben Lomond. If successfully funded, it will join the proposed 
section of trail between Ben Lomond and Glen Innes.  


As your property borders the disused section of rail line identified for the rail trail we wanted to 
notify you of Council’s funding application and provide further information about this exciting 
tourism initiative. 


What does this mean for you? 


We understand that Rail Trails are a new concept for the region, and therefore to assist you in 
understanding the New England Rail Trail we have included an information sheet to answer your 
questions, and most importantly to outline the benefits and opportunities that the New England 
Rail Trail will bring to our region. 


Listed below is a link to Council’s website where you will find further information and an online 
forum will be available for you to ask any questions you may have. Additionally Council staff will 
be available to discuss the project with affected landowners at the following times and venues.  


Wednesday 28th July   Guyra Library     10am – 1pm 


Wednesday 28th July  Armidale Visitor Information Centre 4pm – 7pm 


COVID restrictions will apply 


www.armidaleregional.nsw.gov.au/railtrail  


Yours sincerely 
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Appendix 2 
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Attachment 3 - Project Cash Flow


Mar-24Mar-24 Apr-24Apr-24 May-24May-24 Jun-24Jun-24 Jul-24Jul-24 Aug-24Aug-24 Sep-24Sep-24 Oct-24Oct-24 Nov-24Nov-24 Dec-24Dec-24 Jan-25Jan-25 Feb-25Feb-25 Mar-25Mar-25 Apr-25Apr-25 May-25May-25 Jun-25Jun-25 Jul-25Jul-25 Aug-25Aug-25 Sep-25Sep-25 Oct-25Oct-25 Nov-25Nov-25 Dec-25Dec-25 Jan-26Jan-26 Feb-26Feb-26 Mar-26Mar-26 Apr-26Apr-26 May-26May-26 Jun-26Jun-26


 Income  Income 
 Grant Funding  141,480  1,505,845   3,085,705  10,000,000    6,296,047  


 TOTAL INCOME  TOTAL INCOME  141,480  141,480  -    -    -    -    -    -    -    -    -    -    1,505,845  1,505,845  -    -    -    -    -    -    -    -    -    -    3,085,705  3,085,705  -    -    -    -    -    -    -    -    -    -   10,000,000 10,000,000  -    -    -    -    -    -    -    -    -    -    6,296,047  6,296,047  -    -    -    -    -    -   


  Expenditure Expenditure 
 Council project governance  5,000  5,000   5,000   10,000   15,000    30,000    30,000    30,000    30,000    30,000    30,000    30,000    35,000   32,000  32,000   37,000   34,000   34,000    34,000    34,000    34,000   34,000   34,000   34,000  34,000  24,000  19,000  15,000 


 Project management   30,000    40,000   40,000  45,000   45,000    45,000   45,000  45,000   45,000    25,000   25,000  25,000  25,000  25,000  30,000  30,000  30,000  30,000  30,000  30,000  25,000  25,000  25,000 


 Project approvals   8,000   8,500  25,500   34,500    34,500    31,500   32,500  30,000  21,000    4,000  


 Community consultation  5,000  10,000  15,000  15,000  10,000  10,000  5,000  2,500  2,500  2,500  2,500  2,500  2,500  2,500  2,500  2,500  2,500  2,500  2,500 


 Design  25,000  131,000  166,500  175,000  150,000  50,000 


 Site establishment  50,000  75,000  25,000 


 Clearing vegetation  50,000  50,000  75,000  75,000  75,000  75,000  52,500  50,000 


 Rubbish removal   5,000   5,000    5,000    5,000    5,000   5,000   5,000    1,000  


 Erosion & sediment control  20,000  25,000  30,000  30,000  30,000   35,000    35,000    30,000    30,000    25,000    15,000    15,000    15,000  


 Remove rails & sleepers  50,000  100,000   100,000    100,000    100,000    100,000    53,000  


 Insurance  50,000 


 Contractor site supervision & 
management 


 20,000  50,000  55,000  60,000  65,000  65,000  70,000  70,000  65,000  65,000  60,000  55,000  50,000  20,000 


 Bridge treatments  110,000  170,000  190,000  170,000  111,500 


 Drainage  50,000  80,000  90,000  96,000  90,000  80,000  50,000 


 Path construction  525,000  800,000  1,050,000  1,070,000   1,070,000   1,050,000    800,000  


 Trailhead furniture   300,000    300,000    160,652  


 Road crossings incl. signage  30,000  35,000  45,000  50,000  50,000  45,000  29,679 


 Traffic mangt & service location   5,000    5,000   6,000  6,000   6,000    6,000    5,000    5,000    5,000    5,000  


 New fencing  100,000  150,000  170,000  180,000  181,000  175,000  165,000  160,000  160,000  100,000 


 Repair or remove fencing  9,000  15,000  20,000  20,000  20,000  20,000  20,000  20,000  20,000  16,900 


 Screening plants  Screening plants   10,000    10,000    15,000    15,000    15,000    10,000  


 Stock crossings  Stock crossings   20,000    20,000   20,000   20,000    20,000  


 DDA compliance measures  DDA compliance measures   100,000    200,000    100,000  


 Signage   5,000    5,000    5,000    5,000  


 EXPENSES  EXPENSES  5,000  5,000  5,000  5,000  5,000  5,000  10,000  10,000  15,000  15,000  68,000  68,000  78,500  78,500  95,500  95,500  139,500  139,500  250,500  250,500  288,000  288,000  297,500  297,500  270,000  270,000  258,000  258,000  216,000  216,000  239,500  239,500  321,500  321,500  1,050,500  1,050,500  1,421,500  1,421,500  1,832,500  1,832,500  1,941,000  1,941,000  1,902,500  1,902,500  1,737,500  1,737,500  1,372,679  1,372,679  776,500  776,500  826,500  826,500  514,052  514,052  115,000  115,000 


 Escalation 6%  Escalation 6%  300  300  300  600  900  4,080  4,710  5,730  8,370  15,030  17,280  17,850  16,200  15,480  12,960  14,370  19,290   63,030   85,290  109,950  116,460  114,150  104,250  82,361  46,590  49,590  30,843  6,900 


 Contingency 25%  Contingency 25%  1,250  1,250  1,250  2,500  3,750  17,000  19,625  23,875  34,875  62,625  72,000   74,375    67,500   64,500  54,000  59,875  80,375   262,625   355,375   458,125   485,250  475,625  434,375  343,170  194,125  206,625  128,513  28,750 


 TOTAL EXPENSES  TOTAL EXPENSES  6,550  6,550  6,550  6,550  6,550  6,550  13,100  13,100  19,650  19,650  89,080  89,080  102,835  102,835  125,105  125,105  182,745  182,745  328,155  328,155  377,280  377,280  389,725  389,725  353,700  353,700  337,980  337,980  282,960  282,960  313,745  313,745  421,165  421,165  1,376,155  1,376,155  1,862,165  1,862,165  2,400,575  2,400,575  2,542,710  2,542,710  2,492,275  2,492,275  2,276,125  2,276,125  1,798,209  1,798,209  1,017,215  1,017,215  1,082,715  1,082,715  673,408  673,408  150,650  150,650 


 Net Cash Flow  Net Cash Flow   134,930  -6,550 -6,550 -13,100 -19,650 -89,080   1,403,010  -125,105 -182,745 -328,155 -377,280 -389,725  2,732,005  2,732,005 -337,980 -282,960 -313,745 -421,165 -1,376,155   8,137,835  -2,400,575 -2,542,710 -2,492,275 -2,276,125 -1,798,209    5,278,832  -1,082,715  -673,408 -150,650  


 Cumulative Cash Flow  Cumulative Cash Flow  134,930  134,930  128,380  128,380  121,830  121,830  108,730  108,730  89,080  89,080  -    -    1,403,010  1,403,010  1,277,905  1,277,905  1,095,160  1,095,160  767,005  767,005  389,725  389,725  -    -    2,732,005  2,732,005  2,394,025  2,394,025  2,111,065  2,111,065  1,797,320  1,797,320  1,376,155  1,376,155  -    -    8,137,835  8,137,835  5,737,260  5,737,260  3,194,550  3,194,550  702,275  702,275 -1,573,850 -1,573,850 -3,372,059 -3,372,059  1,906,773  1,906,773  824,058  824,058  150,650  150,650  -    -   


Table 14. Project Cash Flow
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Attachment 4 - Gantt Chart
ID Task 


Mode
Task Name Duration Start Finish


1 Stage 1: Project Deed & Lease 260 days Mon 5/02/24 Fri 31/01/25


2 Negotiate deed and execute for more time and funds  130 days Mon 5/02/24 Fri 2/08/24


3 Legislation to close railway 130 days Mon 5/02/24 Fri 2/08/24


4 Lease and Governance with TfNSW 130 days Mon 5/08/24 Fri 31/01/25


5 Negotiate short‐term investigation stage lease 45 days Mon 5/08/24 Fri 4/10/24


6 Negotiate Long‐term construction & operation lease 130 days Mon 5/08/24 Fri 31/01/25


7 Stage 2: Project Approvals 20 days Mon 5/08/24 Fri 30/08/24


8 Bill for closing railway ‐ Legislation is passed 20 days Mon 5/08/24 Fri 30/08/24


9 Stage 3: REF 193 days Mon 5/08/24 Wed 30/04/25


10 REF Consultant Procurement 20 days Mon 5/08/24 Fri 30/08/24


11 REF Preparation 80 days Mon 2/09/24 Fri 20/12/24


12 Section 60 Heritage Application 88 days Mon 23/12/24 Wed 23/04/25


13 Review of Environmental Factors Determination 5 days Thu 24/04/25 Wed 30/04/25


14 Stage 4: Design  174 days Mon 5/08/24 Thu 3/04/25


15 Design Consultant Procurement 54 days Mon 5/08/24 Thu 17/10/24


16 Develop Masterplan 30 days Fri 18/10/24 Thu 28/11/24


17 Site Investigations (includig survey track centreline) 40 days Fri 18/10/24 Thu 12/12/24


18 Concept Design 70 days Fri 1/11/24 Thu 6/02/25


19 Detailed Design 40 days Fri 7/02/25 Thu 3/04/25


20 Stage 5: Community Consultation 211 days Fri 18/10/24 Fri 8/08/25


21 Community Engagement Consultant Procure 20 days Fri 18/10/24 Thu 14/11/24


22 Develop Consultation Plan 15 days Fri 15/11/24 Thu 5/12/24


23 Implement Plan (Landowners & Community engagement) 90 days Fri 6/12/24 Thu 10/04/25


24 Landowner Lease negotiations for corridor use 126 days Fri 14/02/25 Fri 8/08/25


25 Stage 6: Armidale Station to Ben Lomond ‐ Construction 375 days Fri 7/02/25 Thu 16/07/26


26 Procure Construction 80 days Fri 7/02/25 Thu 29/05/25


27 Site Establishment & Pre‐work record 30 days Fri 30/05/25 Thu 10/07/25


28 Removal of Railway Infrastructure 100 days Fri 11/07/25 Thu 27/11/25


29 Bridge Procurement 66 days Fri 11/07/25 Fri 10/10/25


30 Trail Civil Works inc Road Crossings  150 days Fri 8/08/25 Thu 5/03/26


31 Trailhead's 35 days Fri 6/03/26 Thu 23/04/26


32 Bridge Treatment Works 100 days Mon 13/10/25 Fri 27/02/26


33 Fencing & Stock Crossings  150 days Mon 2/06/25 Fri 26/12/25


34 Signage and general rectifications 20 days Fri 24/04/26 Thu 21/05/26


35 Demobilisation from Site 10 days Fri 22/05/26 Thu 4/06/26


36 Project Finalisation 30 days Fri 5/06/26 Thu 16/07/26


37 Project Completion 0 days Thu 16/07/26 Thu 16/07/26 16/0


J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A
Half 1, 2024 Half 2, 2024 Half 1, 2025 Half 2, 2025 Half 1, 2026 Half 2, 20


Task


Split


Milestone


Summary


Project Summary


Inactive Task


Inactive Milestone


Inactive Summary
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Duration-only


Manual Summary Rollup


Manual Summary
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Finish-only
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External Milestone


Deadline


Critical
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Attachment 5 - Concept Sketches and Photos
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Abbreviations 
Abbreviation Description 


NERT New England Rail Trail 


NRRT Northern Rivers Rail Trail 


NSWPW NSW Public Works 


GISC Glen Innes Severn Council 


ARC Armidale Regional Council 


TfNSW Transport for New South Wales 


TSC Tweed Shire Council 


BSBR Black Summer Bushfire Recovery Grants Program  
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1. Executive Summary 
In October 2021, Armidale Regional Council (ARC) sought a total of $9,986,529 of funding to construct the 
entire 67kms of the New England Rail Trail (NERT) from the Armidale Railway Station to Ben Lomond 
Station; however, in response to the application, ARC received a funding offer of $5,410,000 for the 
33.94km Ben Lomond Station to Black Mountain Station section.   Furthermore, the funding was to be 
distributed over three financial years (21/22FY, 22/23FY and 23/24FY).  


In February 2023 NSWPW completed a desktop review of the Ben Lomond to Glen Innes Section and in 
July 2023 NSWPW completed a desktop review of the Armidale to Black Mountain Section. 


In November 2023, the Armidale Regional Council engaged NSW Public Works (NSWPW) to complete a 
desktop review of the Armidale to Ben Lomond rail trail with the objective of achieving funding and project 
delivery.  The services requested from NSWPW included: 


 Building on NSWPW’s previous report on the Armidale to Black Mountain section;  


 Completing a scope and cost estimate review from the Black Mountain to Ben Lomond section;  


 Review and recommendations for grant funding options; and 


 Recommendations for project delivery including timeline and cost estimate. 


The desktop analysis conducted by NSWPW determined that funding of $21,029,076 should be sought to 
complete the full 67km section between Armidale Station and Ben Lomond Station. A project duration of 2 
years should be allowed for completing the project following execution of the funding deed(s).  


The lessons learned and recommendations in this report are not exhaustive, and NSWPW would be happy 
to continue to provide advice and assistance through the development of the NERT Project. 


2. Review Methodology 
 


The following methodology has been used throughout the development of this report. 


 For the Armidale to Black Mountain section, NSWPW’s 2023 report and NERT Trail Development 
Plans (Halliburton, 2021) have been used as the basis for the project scope. Where appropriate, 
the estimates included in NSWPW’s report have been revised to account for new industry 
information relating to current market conditions; 


 For the Black Mountain to Ben Lomond section, the NERT Trail Plan (Halliburton, 2018) has been 
used as the starting point for the project scope. Adjustments have been made as detailed in the 
recommendations throughout this report; 


 Recommendations, cost estimates and lessons learned are based on recent rail trail tenders in 
northern NSW and NSWPW’s experience with designing and constructing rail trails, including the 
Tweed Section of the Northern Rivers Rail Trail – Murwillumbah to Crabbes Creek Section (herein 
the Tweed Rail Trail); 


 The Building Price Index from Rawlinsons Australian Construction Handbook has been considered 
in determining appropriate escalation rates from previous estimates included in the 2018 & 2021 
NERT Scoping Documents; and 


 Price differences nominated throughout the report are to either the 2018 or 2021 NERT Scoping 
Documents depending on which section of the rail trail the works are on. 
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3. Project Funding  


3.1 Currently funded project scope 
 


In October 2021, Armidale Regional Council (ARC) sought a total of $9,986,529 of funding to construct the 
entire 67kms from Armidale Station to Ben Lomond; however, in response to the application, ARC received 
a total of $5,410,000 from the NSW Government from the Black Summer Bushfire Recovery (BSBR) 
Grants Program for the 33.94km Ben Lomond to Black Mountain section. The table below identifies the 
total funding offer of $5.41m, to be distributed over three financial years, as shown below in table 3.1-1. 


Table 3.1-1 ARC Grant Funding Offered from the BSBR Grants Program 


 


 


 


 


 


 


This report has been commissioned with the objective of achieving funding for the entire section from 
Armidale Station to Ben Lomond. 


3.1 Funding Opportunities 
 


Potential grant funding opportunities can be found at the following websites: 


https://www.nsw.gov.au/grants-and-funding 


https://help.grants.gov.au/ 


https://business.gov.au/grants-and-programs 


It is recommended that ARC liaise with their local Economic Development Manager from the Department of 
Regional NSW to identify any upcoming state or federal government funding opportunities to cover the 
shortfall from the current approved funding. 


  


Name of Project New England Rail Trail 


Maximum grant funding amount $5,410,000 


Capped amounts per financial year FY21/22 - $1,082,000(AUD) 


FY22/23 - $1,623,000(AUD) 


FY23/24 - $2,705,000(AUD) 
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4. Project Approvals  
This section describes the planning works and approvals that will be required to be in place before any 
construction can take place within the railway corridor.  It is of value to understand the approval process 
and timeframes as this will determine the project’s ability to meet the end completion targets. 


The findings provided in the section are to the best of our knowledge within NSWPW and should confirmed 
via Councils’ planning & legal department. The detail below is based on the proposed Armidale Regional 
Council 67km section between Armidale and Ben Lomond detailed in the provided NERT Trail 
Development Plans (Halliburton, 2021) for the Armidale to Black Mountain section and NERT Trail Plan 
(Halliburton, 2018) for the Black Mountain to Ben Lomond section. Herein referred to as the 2021 and 2018 
NERT scoping documents respectively.  


4.1 Closure of the railway 


Under the Transport Administration Amendment (Rail Trails) Act 2022 that was passed in 2022, regulations 
may authorise the use of the subject land for recreation, tourism or related purposes or road or road 
infrastructure. If so authorised, the rail infrastructure owner can enter into a lease of the subject land with a 
local council for those purposes.  However, before the regulations can be made allowing lease agreement 
negotiations to commence, the rail corridor boundary must be defined. This action will permit the next steps 
in the regulation process to commence.   


Accordingly, ARC and GISC will not require separate authorisation from an Act of Parliament and the 
regulations, when made, can allow the disused rail trail to be used for the purpose of recreation and 
tourism and roads or road infrastructure facilities.  


Additional time needs to be accommodated in the project program to allow for the development of the 
necessary regulations. It is important to note when the regulations are complete, they will require a two-
week period for approval in parliament.  


4.2 Lease for construction, operation and maintenance of the Rail Trail  


The track (including easements & infrastructure) is mostly managed by the Country Regional Network 
(CRN) as a non-operational line. The CRN is owned by TfNSW but is operated & maintained by UGL 
Regional Linx.  Those track elements not managed by CRN are owned or managed by RailCorp or the 
Australian Rail Track Corporation (ARTC). 


For the Tweed Rail Trail opened in March 2023, Tweed Shire Council (TSC) entered into an initial short-
term lease with TfNSW to access and inspect the rail corridor and then a longer 30-year lease with TfNSW 
to construct and operate the rail trail within the rail corridor.  As such, it is recommended that ARC should 
confirm corridor ownership arrangements with TfNSW and enter into similar lease agreements related to 
their section of the Rail Trail.  


According to the NERT scoping documents, the trail will cover two LGAs. The Glen Innes Severn Council 
(GISC) Section from Ben Lomond to Glen Innes is about 33.7 km in the GISC LGA and 1.8 km in the 
Armidale Regional Council (ARC) LGA. Meanwhile, the ARC section from Ben Lomond to Armidale is 
around 67 km in the Armidale Regional Council LGA.  


Based on NSWPWs experience in rail trails in NSW, it is recommended that ARC:  


- Initiate lease negotiations with TfNSW;  


- Seek to enter 2 leases with TfNSW for the entire 68.8km ARC section.  


- Lease One : Short-term early access and investigation works.  


o The purpose of this lease is to allow ARC early access into the corridor to begin the on-site 
investigative works to develop the Rail Trail tender documentation and, subsequently, the 
design.  This could also include basic vegetation clearing along the alignment of the rails to 
allow access and inspection of the railway infrastructure. 


- Lease Two : Long-term lease arrangement (for example, TSC lease is 30 years).  


o The purpose of this lease is to allow ARC to construct and operate the rail trail within the 
corridor when executed. The development of this lease can be lengthier.  By executing two 
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lease agreements, the negotiations for Lease Two can be thoroughly undertaken to ensure 
both parties benefit without delaying early investigative work.   


- Seek all records of existing lease arrangements, including mapping between TfNSW or third-party 
representatives, such as UGL Regional Linx, and private landowners along the corridor.  


o Generally, under the terms of the long-term Lease with Council, it will be permittable to 
enforce any rights or obligations under the Pre-existing Tenancies agreements and, if 
necessary, renew or terminate the Pre-existing Tenancies in accordance with the terms of 
the applicable document and policies and procedures etc. Therefore, Council will have the 
right to renew, terminate or maintain (do nothing) Pre-existing Tenancies once the long-
term lease is executed. Seeking appropriate legal advice during the lease development will 
be essential. ARC are to confirm with TfNSW if there are any Pre-existing Tenancies that 
are exempt and Council cannot choose to renew, terminate or maintain. ARC are to 
confirm who receives the income from any Pre-existing Tenancies.  


- Have TfNSW identify all assets within the ARC corridor (such as overhead bridges or underpasses) 
and clarify who is responsible for maintaining and servicing these assets in the lease agreement.  It 
is recommended that the maintenance and servicing of any overhead structures that allow the 
movement of landowner animal livestock or machinery or traffic from one side of the corridor to the 
other remain with TfNSW.  Thus, reducing the council’s liability and ongoing operational costs.  


Lease Summary Recommendations: 


1. ARC initiate lease negotiations with TfNSW for lease arrangements between TfNSW and ARC 
LGA for the entire 68.8km section of the NERT; 


2. Two lease agreements are entered with TfNSW. One is for early access and investigations within 
the corridor; the second is for the construction and operation of the trail;  


3. ARC seek a record of all existing lease agreements from TfNSW; and 


4. ARC and TfNSW determine who is responsible for maintaining all assets crossing the rail corridor.  


4.3 Environmental and Planning 


4.3.1 Planning Pathway 


NSWPW has consulted with its Environmental Scientist from NSWPW’s Environment and Planning group 
on alternative rail trails and can offer the following preliminary advice in relation to the planning approval 
pathway.  Council should internally verify this pathway.  


Under the Transport Administration Amendment (Rail Trails) Act 2022 that was passed in 2022, regulations 
may authorise the use of the subject land for recreation, tourism or related purposes or road or road 
infrastructure. If so authorised, the rail infrastructure owner can enter into a lease of the subject land with a 
local council for those purposes.  However, before the regulations can be made allowing lease agreement 
negotiations to commence, the rail corridor boundary must be defined. This action will permit the next steps 
in the regulation process to commence.   


Accordingly, ARC will not require separate authorisation from an Act of Parliament and the regulations, 
when made, can allow the disused rail trail to be used for the purpose of recreation and tourism and roads 
or road infrastructure facilities.  


To facilitate the recently completed rail trail development within the Tweed LGA, Tweed Shire Council 
amended the Tweed Local Environmental Plan 2014 to allow development for the purposes of the rail trail 
within identified land to be permissible without consent under Schedule 1 -  Additional Permitted Uses, 
Section 20 - Use of certain land between Crabbes Creek and Murwillumbah for rail trail.  One option is for 
Armidale Regional Council to consider a similar amendment to the Armidale Regional Council Local 
Environmental Plan 2012, tailored accordingly for proposed rail trail development within the LGA area.  If 
Council selects the LEP amendment, it is recommended that this process be commenced as soon as 
possible, as the anticipated timeframe for an amendment to the LEP would be approximately 12 months. 


The NSW Rail Trails Framework (Regional NSW, June 2022) provides for an alternative and recommended 
approval pathway utilising Section 2.109 (1) of the State Environmental Planning Policy (Transport and 
Infrastructure) 2021 (T&I SEPP).  Under this section, development for the purpose of ‘road infrastructure 
facilities’ can be carried out by or on behalf of a public authority without consent on any land.  
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‘Road infrastructure facilities’ are defined as:  


(a) tunnels, ventilation shafts, emergency accessways, vehicle or pedestrian bridges, causeways, 
road-ferries, retaining walls, toll plazas, toll booths, security systems, bus lanes, transit lanes, 
transitways, transitway stations, rest areas and road related areas (within the meaning of the Road 
Transport Act 2013), and  


(b) associated public transport facilities for roads used to convey passengers by means of regular 
bus services, and  


(c) bus layovers that are integrated or associated with roads (whether or not the roads are used to 
convey passengers by means of regular bus services), and  


(d) bus depots, and  


(e) bus stops and bus shelters, and  


(f) traffic control facilities (within the meaning of Part 6 of the Transport Administration Act 1988), 
TfNSW road safety training facilities and safety works, and  


(g) premises used for the purposes of testing and inspecting heavy vehicles (within the meaning of 
the Road Transport Act 2013) under the TfNSW Heavy Vehicle Authorised Inspection Scheme. 


Subsection (a) of the definition of ‘road infrastructure facilities’ includes ‘road related areas’. ‘Road related 
areas’ are defined under the Roads Transport Act 2013 (NSW) as:  


(a) an area that divides a road, or  


(b) a footpath or nature strip adjacent to a road, or  


(c) an area that is open to the public and is designated for use by cyclists or animals, or  


(d) an area that is not a road and that is open to or used by the public for driving, riding or parking 
vehicles, or  


(e) a shoulder of a road, or  


(f) any other area that is open to or used by the public and that has been declared under section 18 
to be an area to which specified provisions of this Act or the statutory rules apply.  


In accordance with clause (c) of the above definition, a ‘road related area’ includes an area that is open to 
the public and is designated for use by cyclists. The proposed rail trail meets this definition as it would be 
open to the public and designated for use by cyclists. Therefore, the development can be carried out by or 
on behalf of a public authority without consent under Section 2.109 (1) of the T&I SEPP. 


Repair and repurposing of railway bridges to pedestrian/cycleway use, as outlined above, Section 2.109 (1) 
of the T&I SEPP enables development for the purpose of ‘road infrastructure facilities’ to be carried out by 
or on behalf of a public authority without consent on any land.  Clause (a) of the definition of ‘road 
infrastructure facilities’ (see above) includes vehicle or pedestrian bridges.  The proposed repair and 
repurposing of railway bridges to pedestrian/cycleway use meets this definition and therefore the 
development can be carried out by or on behalf of a public authority without consent under Section 2.109 
(1) of the T&I SEPP. 


Based on the above planning approval pathway, is anticipated that the preparation of a Review of 
Environmental Factors (REF) would be required for the proposal, and Armidale Regional Council would be 
the determining authority for the proposed rail trail works.  If the railway station properties or any sections of 
the rail trail remain under the control of TfNSW, it is also anticipated the railway station works or works 
within the rail corridor under the control of TfNSW would be permissible without consent under SEPP 
(Transport & Infrastructure) 2021 with either TfNSW being the determining authority or ARC as the 
determining authority, by agreement. 


An Aboriginal Cultural Heritage Assessment would be required for the project.  Although the Rail Trail 
alignment traverses previously disturbed land and an AHIMS search hasn’t been undertaken to identify 
known Aboriginal sites in proximity to the alignment, the Rail Trail alignment crosses multiple waterways, 
which are a landform where it is considered that there is a high likelihood of Aboriginal objects being 
present.  Given that the bridges crossing waterways are likely to require upgrade works, there is the 
potential to harm Aboriginal objects associated with the proposed Rail Trail works.  Due to the statutory 
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consultation periods involved, it is recommended to allow five to six months for an Aboriginal Cultural 
Heritage Assessment to occur.  If the Aboriginal Cultural Heritage Assessment Report (ACHAR) finds that 
an Aboriginal Heritage Impact Permit (AHIP) is required for the works, this would be extended by an 
additional six to eight months to prepare the ACHAR and AHIP approval.  Further investigation such as test 
excavations may be required to support an AHIP, resulting in additional costs and time delays.   


A Statement of Heritage Impacts (SOHI) will be required for the Proposal to assess potential impacts on 
historic (European) heritage. For the full 67km length of the Armidale Regional Council, the Armidale 
Railway Precinct, Dumaresq Railway Station, Black Mountain Station, Guyra Railway Station, Ben Lomond 
Railway Station (SHR No. 01074, SHR No. 01132, SHR No.01087, SHR No.01163, SHR No. 010183) are 
listed on the State Heritage Register under the Heritage Act 1977.  


In addition, associated stations, rail bridges and nearby items may also be subject to Stage Agency listings 
under section 170 of the Heritage Act or local heritage listings under the ARC LEP and assessment of 
these listed heritage items would also be required.  As works to upgrade and repurpose the State listed 
heritage sites are proposed, a SOHI will be required to assess the impact of the works on the railway 
station sites and provide guidance to mitigate potential heritage impacts.  Approval from Heritage NSW 
under section 60 of the Heritage Act may be required for works within the curtilage of any State Heritage 
listed items (e.g. Railway Stations).   


It is recommended to allow at least six months for the SOHI assessment and section 60 approval from 
Heritage NSW for works if required.  


A Biodiversity Assessment would also be required for the proposal.  Although the Rail Trail will be located 
within previously disturbed land, the alignment may pass through areas comprising threatened ecological 
communities or areas where threatened flora and fauna are known to occur.  The assessment should 
identify these areas and include mitigation measures for the construction works to minimise potential 
impacts on terrestrial biodiversity.  In addition, bridge works may impact waterways and/or riparian zones. 
Therefore, the biodiversity assessment should also include an assessment of impacts on aquatic 
biodiversity, as approval from DPI Fisheries under the Fisheries Management Act 1994 may be required for 
works entering water land.  Three to six months should be allowed for the biodiversity assessment in case 
targeted surveys are required.  


A Preliminary Site Assessment for potential soil contamination may also be required depending on whether 
previous land uses have the potential to have resulted in land contamination.  Ideally, the assessment 
should be carried out early as part of any geotechnical assessments (if needed) to inform the design and 
construction works. It is encouraged that ARC discusses any known contaminations within the corridor with 
TfNSW and develop the appropriate wording within the lease to mitigate risk from ARC. 


Lastly, a biosecurity report prepared by the Local Land Services for Council is recommended. This 
document captures the key risks and recommended mitigation measures to both the trail users and the 
adjoining landowners.  The biosecurity report is used to assist landowner consultation and also fencing 
scope development.   
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5. Scope Review 


5.1 Project Construction 


5.1.1 Trail Construction  


Off-formation vs On-formation 


The NERT scoping documents detail that the Rail Trail will be constructed predominantly on formation, with 
short off-formation sections if needed to allow for heritage interpretation or other considerations. In general, 
off-formation trails require further design consideration than on-formation trials due to the need for 
vegetation clearing, alignment profiling, cut & fill, sub-grade preparation and flood protection.  The relative 
additiional costs for off-formation versus on-formation trails vary significantly depending on the site-specific 
conditions.  Even with the absence of undulating terrain, significant vegetation, or the need for flood 
protection measures, the off-formation trails still incur higher costs as they do not have the net benefit from 
the removal and sale of the recycled steel and the ability to utilise existing compacted ballast and sub-base 
compared to the on-formation trail option.  For long sections of off-formation trails, there is also the reduced 
user experience as the trail may not provide as authentic of a “rail” experience.   


   


Width: 


Where the path is to be on-formation, the existing railway lines, sleepers, and vegetation will be removed, 
and the existing ballast will be spread and compacted to form the pathway pavement sub-base.  The 
pathway will be a nominal 2.5m width of unsealed gravel blend pavement with the consideration of a 
separate slashed bridle trail would be a width of 1m for the use of horse riders.  


Based on the learnings from the previously constructed Tweed Rail Trail, it is recommended to increase to 
a nominal 3m width where possible.  It is noted that the existing ballast will dictate the trail's width, and it 
was found on the Tweed Rail Trail that the ballast was often up to 4.0m wide.  Whilst it is an increase in 
material, it will improve overall constructability and reduce construction time. The following points are 
recommended to be considered for increasing the proposed 2.5m width to 3m:  


- Dumping the unsealed gravel blend will determine the grader's working width or posi-track with a 
grader blade. The smaller the trail's width, the more difficult it is to dump the material within the 
required working width whilst ensuring the unloaded material is at a thickness that allows the 
grader to follow and spread the material without significant overspill beyond the 2.5m width or 
rework. A 3m nominal width would allow a greater tolerance for the unloading of the material and 
decrease overall machinery run time.  


- A nominal 3m wide trail may allow the material to be moved directly from the quarry to the site and 
unloaded direct on the non-woven needle-punched geotextile placed on the ballast. This was not 
able to be trialled on the Tweed Rail Trail due to substantial overhead foliage.  


- It is recommended to try the direct placement of material vs an on-site material stockpile area with 
a smaller and more controlled dump truck. The best method will be chosen based on cost, 
available machinery and operators.         


- Improved access to machinery and vehicles during construction, operation and maintenance. On 
the Tweed Rail Trail, the increased width improved the moveability of vehicles on the trail during 
the construction of key areas such as bridges and the delivery of materials. It is acknowledged that 
the NERT has a less aggressive topography compared to the Tweed Rail Trail.  However, it is 
recommended to minimise vehicles or machinery traversing the trail edges as it will degrade the 
unbound pavement over time.   


- Allowing for the additional width provides benefits to rail trail users, particularly with the ease of 
groups of walkers/runners/cyclists passing each other, especially during organised group events 
such as fun runs.  It also allows for more space for the movement of: emergency vehicles such as 
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ambulances; horse-riders if horses are to be allowed; and larger electric-powered vehicles such as 
E-trikes. 


 


 


Path Surface: 


The NERT scoping document 2021 defines that the planned surface for the NERT is a compacted 
pavement gravel mix.  Rail trails across Australia and overseas have a range of sealed, unsealed, or a 
combination of these for their trail surfaces depending on a number of factors, including: preferences of rail 
trail users, potential impact from horses, available materials, available budget at the time of construction, 
topography, climate, and location.  For the Tweed Rail Trail the pathway specification required the sections 
of trail adjoining and through towns/villages to be sealed using asphaltic concrete.  These sections 
anticipate a higher number of rail trail users and a larger range of users across factors such as age and 
mobility, and also a larger range of transport types, including prams, wheelchairs, push-scooters etc.  Other 
sections of this rail trail through more rural sections have been constructed with an unsealed surface using 
a compacted crushed gravel.   
 
ARC may want to consider further the type of surface to be applied to the ARC, and whether this will be a 
consistent surface for additional sections of the rail trail.  The cost estimate is based on compacted 
pavement gravel mix (unsealed) for the entire length, but this may be a consideration for future upgrades of 
the trail, if necessary, and if additional funding is made available.   
 


Path Construction and Costing: 


Whilst the NERT scoping document 2021 acknowledges the Councils proposed $20 per lineal metre, it 
uses the $60 per lineal metre rate in the overall estimation of $5.65M. From review, it is recommended to 
increase the rate to $95 per lineal metre for the following reasons:  


- Construction cost increase due to recent inflation; 


- Potential of double handling of unsealed pavement materials. It was found the Tweed Rail Trail 
material placement direct from the truck to the path was not achievable due to the lack of control 
trucks have when unloading the material, resulted in reworking the overspill and the available 
corridor space for heavy vehicle manoeuvring was too tight;  


- Multiple runs with a smooth drum roller.  During the Tweed Rail Trail path construction, in 
consultation with Tweed Shire Council, it was determined that ballast and gravel compaction was 
required to achieve the desired specifications and fall on the pavement.  If not, the material would 
move at final compaction, resulting in water ponding, compromising the overall pavement life and 
increasing maintenance costs.  Additionally, the Tweed Rail Trail contractor was required to reduce 
the smooth drum roller from a 12-tonne to a 7.5-tonne machine.  Doing so allowed for greater 
compaction at the path's edging as the construction team found that the heavy 12-tonne machine 
could not get close enough to the path edges due to sub-grade ballast spill out;   


- Increased machine operation time at path edging to ensure water can fall off the path; and 


- A non-woven geotextile layer (e.g. Bidim A24) is recommended to be placed between the ballast 
and the unsealed gravel mix to stop the fines migrating into the ballast and maintaining suitable 
material performance.  ARC need to consider what machinery will be driving over the geotextile 
whilst placing the material. Machinery that is too heavy could compromise the geotextile, resulting 
in rework.  


Table 3.2-1 below shows the path construction cost difference when using the $95 per lineal metre rate.  
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Table 5.1-1 - Path construction costs 


 


 


Removal of Rail and Sleepers: 


The NERT scoping document 2021 highlights the opportunity for a cost reduction in the removal of steel 
tracks, metal sleepers, metal railway jewellery and timber sleepers/transoms through the allowance of the 
removal contractor to sell the materials post-removal.  


For the Tweed Rail Trail, the same methodology was applied, and the contractor had the flexibility to keep 
the removed rail and sleepers and independently arrange for the sale of these materials to appropriate 
metal recycling companies and landscaping companies.  However, different to the NERT scoping report, 
under the Tweed Rail Trail contract, the Contractor was required to retain 80 good-condition sleepers and 
15 x 6m lengths of steel for the Council to use for various purposes such as trail furniture, signage, 
community projects and other varied uses. It is recommended that at the time of construction, ARC ensures 
that a small allocation of good-condition sleepers or transoms and steel are kept for similar purposes.  


The removal rate is recommended to be increased from $8 per lineal metre to $9 per lineal metre to allow 
for increased construction costs. It is assumed the Rail and Sleepers are gifted at no cost to ARC from 
TfNSW. $9 per lineal metre cost takes into consideration the cost benefit to the Contractor for the sale of 
the steel rails, sleepers, and railway jewellery as recycled steel and is subject to the market conditions at 
the time. If the sale of steel market is more favourable (higher price), the per lineal metre rate to remove 
has potential to be reduced.  


 


Table 5.1-2 - Removal of rail and sleeper cost analysis 


No.  NERT Scoping Documents NSWPW Recommendations Cost Difference over 67km 


1 2021 report used for Armidale to Black 
Mountain Section (33.06km):  
$8 per lineal metre  


2018 report used for Black Mountain to 
Ben Lomond Section (33.94km):  
$33 per lineal meter 


$9 per lineal metre -$781,500.00 


Allowable Elements on the Trail: 


ARC will need to consider what elements will and will not be allowed on the trail as this will have a bearing 
on the design of the Rail Trail.  For example, ARC will need to decide whether horses will be allowed on the 
rail trail for all or part of the trail, or perhaps on an adjacent bridle trail.  Council's decision will influence the 
path design and costs.  Other considerations will be whether dogs on leashes are allowable and confirm 
whether all other forms of motorised electric transport (e.g. electric scooters) outside of E-bikes, electric 
wheelchairs, and mobility scooters will not be allowed. 


DDA Compliance Considerations: 


The materials and specifications selected for the path will influence the Disability Discrimination Act (DDA) 
compliance outcomes of the path. As such, ARC needs to determine how accessible they want the path to 
be before confirming specifications, design grade limits and accurate costing. A DDA compliance audit is 
recommended once the path concept design is complete to determine if Council is satisfied with the DDA 
accessibility achieved or whether additional measures are needed.  Typical DDA compliance measures 
may include the provision of access ramps, accessible bathrooms, and accessible carparks which would 
typically be concentrated near the trailheads. The cost estimate includes the following allowances 
associated with DDA compliance: 


No.  NERT Scoping Documents Detail NSWPW Recommendations Cost Difference over 67km 


1 $60 per lineal metre at 2.5m width $95 per lineal metre at 3m width +$2,345,000.00 
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 DDA compliance audit - $10,000 


 DDA compliance measures - $50,000 per trailhead 


Trail Path Summary Recommendations: 


1. Increase the path width to a nominal 3m width where possible; 


2. Construction costs of the path to be increased to $95 per lineal metre; 


3. Removal of rail and sleeper costs are to be increased to $9 per lineal metre;  


4. During construction, the contractor is to keep aside a proposed quantity of good-condition 
sleepers/transoms and rail for ARC’s future use; 


5. Council to confirm that the entire NERT path surface is to be unsealed;  


6. A DDA compliance audit is recommended once the path concept design is complete to determine if 
Council is satisfied with the DDA accessibility achieved or whether additional measures are 
needed; and  


7. Council to consider what elements are allowable on the trail.  


5.1.2 Bridges  


There are 11 bridges, 1 overpass and 2 underpasses along the Armidale to Ben Lomond section and can 
be broken down as: 


- Armidale Station to Dumaresq Station: 


o 1 Balustrade Only (McLennan St Overpass) 


o 1 Single-span bridge, steel girders bridge with brick abutments (3m) 


o 1 Single-span bridge, steel girders bridge with brick abutments (11m) 


o 1 Single-span bridge, timber structure with brick abutments (3m) 


- Dumaresq Station to Exmouth Station: 


o 1 Single-span bridge, steel girders bridge with brick abutments (4m) 


o 1 Road underpass, reinforced concrete bridge structure (Boorolong Rd) 


o 1 Road underpass, Three-span timber structure bridge (decommissioned Boorolong Rd) 


- Exmouth Station to Black Mountain Station: 


o 1 Low level small bridge structure, not well defined (3m) 


o 1 Low level small bridge structure, not well defined (3m) 


- Black Mountain Station to Ben Lomond Station 


o 5 relatively small bridges (ranging in size from 5 metres to 12 metres) 


The NERT scoping document 2021 recommends retaining existing bridges “on the assumption that they 
are structurally sound pending a structural engineering assessment to confirm their capability to carry trail 
users” (NERT final report 2021, p. 16). Furthermore, the scoping document highlights the potential loss of 
an essential part of the rail trail experience due to the bridge’s heritage and convenience value, if these 
structures were not retained.  


One advantage of the Armidale to Black Mountain section of the trail is that it does not include any major 
timber bridge structures. This is significant because bridges are typically among the more costly 
components of a rail trail. By not having these structures in this particular section, it helps to reduce the 
overall costs associated with the trail development. 


After reviewing the NERT scoping documents bridge treatments and associated forecasted costs, the 
following Table 3 was developed based on the learnings from the Tweed Rail Trail.  It is important to note 
that the NERT scoping documents provide minimal detail on the condition of bridges within the Armidale to 
Black Mountain section of the trail.  Furthermore, there is no detail on the heritage status of the bridges or 
local hydrology requirements.  As such, the figures detailed below are subject to change based on bridge 
and site inspections. 
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Table 5.1-3 - NERT bridge treatment review (Armidale to Ben Lomond) 


No.  Section NERT Scoping 
Report Detail  


Bridge Type Report Treatment 
Recommendation 


Report 
Cost 
Estimate  


   NSWPW Treatment 
Recommendations  


NSWPW 
Treatment Cost 
Estimate  


Difference  


1 Armidale 
to 
Dumaresq 


Balustrade Only 
(McLennan St 
Overpass) (assume 
12m) 


Steel with 
brick 
abutments 


Deck and 
balustrade only 


$60,000.00 On-formation, 
assume existing 
girders and 
abutments suitable 


$80,000.00 +$20,000.00 


2 3m Single-span, 
steel girders bridge 
with brick abutments 
(Martins Gully) 


Steel with 
brick 
abutments 


Deck and 
balustrade only 


$18,000.00 On-formation, replace 
girders, new 
balustrade, and deck 


$36,000.00 +$18,000.00 


3 11m Single-span, 
steel girders bridge 
with brick abutments 
(South of Bellewood 
Rd crossing) 


Steel with 
brick 
abutments 


Deck and 
balustrade only 


$66,000.00 On-formation, replace 
girders, new 
balustrade, and deck 


$132,000.00 +$66,000.00 


4 3m Single-span, 
timber structure with 
brick abutments 
(North of Bellewood 
Rd crossing) 


Steel with 
brick 
abutments 


Deck and 
balustrade only 
(including new 
bridge girders) 


$18,000.00 On-formation, replace 
girders, new 
balustrade, and deck 


$45,000.00 +$27,000.00 


5 Dumaresq 
to 
Exmouth 


4m Single-span, 
steel girders bridge 
with brick abutments 
(North of Dumatesq 
Station) 


Steel with 
brick 
abutments 


Deck and 
balustrade only 


$24,000.00 On-formation, replace 
girders, new 
balustrade, and deck 


$48,000.00 +$24,000.00 


6 Road overpass, 
reinforced concrete 
bridge structure 
(Boorolong Rd) 


Reinforced 
Concrete  


No treatment $0 No treatment $0 $0.00 


7 Road overpass, 
Three-span timber 
structure bridge 
(decommissioned 
Boorolong Rd) 


Timber with 
concrete 
abutments  


No treatment $0 Inspection and repair 
work to ensure no 
falling material risk to 
trail users. 


$4,500.00 +$4,500.00 


8 Exmouth 
to Black 
Mountain 


3m Low level small 
bridge structure, not 
well defined (Approx. 
3.55km south of 
Black Mountain 
Station & no image) 


Unspecified  Replace with 
pipes and fill 


$1,700.00 Replace with single 
culvert and fill, allow 
for earthworks.  


$8,000.00 +$6,300.00 


9 3m Low level small 
bridge structure, not 
well defined (Approx. 
3.3km south of Black 


Unspecified Replace with 
pipes and fill 


$1,700.00 Replace with single 
culvert and fill, allow 
for earthworks. 


$8,000.00 +$6,300.00 
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No.  Section NERT Scoping 
Report Detail  


Bridge Type Report Treatment 
Recommendation 


Report 
Cost 
Estimate  


   NSWPW Treatment 
Recommendations  


NSWPW 
Treatment Cost 
Estimate  


Difference  


Mountain Station & 
no image) 


10 Black 
Mountain 
to Guyra 


5m single span 
bridge over minor/dry 
creek approx. 4km 
north of Black 
Mountain Station. 


Timber with 
timber 
abutments 


Retain timber 
bridge (5m). Install 
decking and 
handrails. Remove 
rails, sleepers, top 
girder and second 
row of sleepers 
Install deck and 
handrails (the 
assumption is that 
the bridge 
structure is 
sound). 


$30,000 On-formation, replace 
girders, new 
balustrade, and deck 


Allowance of $20,000 
for abutment repairs. 


$80,000.00 +$50,000.00 


11 5m single span 
bridge over road 
(The Viaduct) 
approx. 2km south of 
Guyra 


Timber with 
timber 
abutments 


Install deck and 
handrails (the 
assumption is that 
the bridge 
structure is 
sound). Remove 
gate across 
corridor (northern 
side of bridge). 


$60,200 


Note: This estimate is based on assumption of 10m span 
instead of 5m actual span. 


On-formation, 
assume existing 
girders and 
abutments suitable 


Allowance of $20,000 
for abutment repairs. 


$55,000.00 -$5,200.00 


12 Guyra to 
Ben 
Lomond 


6m single span 
(assumed) bridge. 
Minor/dry creek 
crossing approx. 6km 
south of Llangothlin 
siding 


Timber with 
unspecified 
abutments 


Install decking and 
handrails (the 
assumption is that 
the bridge 
structure is 
sound). 


$36,000 On-formation, 
assume existing 
girders and 
abutments suitable 


Allowance of $20,000 
for abutment repairs. 


$60,000.00 +$24,000 


13 No details of existing 
bridge. Minor/dry 
creek crossing 
approx. 7.6km south 
of Ben Lomond 
Station 


Unspecified Install 5m 
Landmark (or 
similar) bridge. 


$20,000 Demolition and 
replacement with 
prefabricated girder 
bridge, deck, and 
balustrade on existing 
concrete abutments. 
Allowance of $20,000 
for abutment repairs. 


$95,000.00 +$75,000 


14 Timber bridge (12m) 
at minor/dry creek 
crossing approx. 
1.3km south of Ben 
Lomond Station.  


Timber with 
unspecified 
abutments 


Retain timber 
bridge. Install 
decking and 
handrails (the 
assumption is that 
the bridge 
structure is 
sound). 


$72,000 On-formation, 
assume existing 
girders and 
abutments suitable 


Allowance of $20,000 
for abutment repairs. 


$100,000.00 +$28,000.00 


  Total Difference      +$343,900.00 
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Bridge Bypasses:  


Based on NSWPW’s experience and learnings from the Tweed Rail Trail, it is possible to maintain the user 
experience of the trail whilst reducing initial overall costs, through the use of bridge bypasses.  Bypassing 
the major timber structures with a parallel path exposes the users to a visual perspective of the bridge’s 
late 19th century engineering heritage.  Bypasses can become a financially attractive solution when you are 
considering significant timber bridge structures.  Considering that the Armidale to Ben Lomond section 
does not have any substantial timber structures beyond a length of 11m, this option was not considered 
further because the costs associated with bypassing do not significantly outweigh the cost for the repair or 
replacement of such a short on-formation structure.   


If bridge bypasses were to be considered, it is important to take into account the requirements specified by 
the Tweed Rail Trail Specification. This specification mandates that any portions of the trail traversing 
waterways, such as areas where bridges are circumvented and a low-level bridge is erected across a 
permanent waterway, the approaches should be constructed using reinforced cement concrete for 
enhanced durability. This construction method is applicable to any pathway situated at or below the 1 in 20-
year Annual Recurrence Interval (ARI) level for a specific waterway or drainage channel. If bypasses are 
employed as a solution in the future, it is recommended that the NERT adopts a comparable specification 
to ensure consistency and adherence to quality standards. 


Bridge Loading and Handrail Width:  


Maintaining the crowd loading of 5kPa load rating and a handrail width of 2.5m, as highlighted in the report, 
is recommended.  In doing so, it allows light-duty service vehicles to cross the bridges for maintenance and 
easy access for NSW ambulance vehicles up to 4500kg GVM and a width of less than 2.5m (with side 
mirrors retracted) to allow direct patient retrieval for the entire rail trail (supported by ambulance turn-
around bays along the trail).   


If horses are allowed on the trail, then the treatment of waterway crossings will need to be reviewed. 
Considerations will need to be given to the structure's impact ratings, the decking width and balustrade 
handrail height to ensure safe use for the rider, horse, and other users.  


Summary Recommendations: 


1. It is recommended that all bridge structures between Armidale Station and Ben Lomond Station 
remain on-formation. 


2. Where possible, for the shortest on-formation crossings, a pre-cast culvert solution is 
recommended to reduce costs;  


3. Minor funds are to be allocated to the Boorolong Rd Bridge overpass to make it safe before 
allowing trail users to travel under the structure; 


4. The necessary reviews are conducted to confirm if any of the bridges are heritage-listed, and a 
Conservation Management Plan and a Statement of Heritage Impact is prepared for the rail trail, 
which will include recommendations to record the details of any bridges that will be fully or partially 
demolished;   


5. Depending on the selected procurement strategy, some survey and minimal geotechnical 
investigations may be required before advertising a construction tender; and 


6. It is recommended that a dedicated bridges specification is developed to ensure the final 
constructed results meet the quality, aesthetics, maintenance, and loading requirements.    
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5.1.3 Trailheads, Amenities, Wayfinding and Signage 


Trail Heads and Amenities: 


Eight trailheads are proposed for the Armidale to Ben Lomond section of the Trail: Armidale Station; Old 
Inverell Rd Crossing Minor Trailhead; Dumaresq Station; Exmouth Station; Black Mountain Station, Guyra, 
Llangothlin loading platform/station and Ben Lomond Station.  


Armidale Station Trailhead Current Location: 


 


Figure 5.1-1 Armidale Station Trailhead NERT document proposed location 


The current proposed Trailhead location for the Armidale Station is on the Southern side of the active Train 
Station and presents several significant drawbacks, making it an unfavourable choice. The following 
drawbacks have been identified:  


- Safety concerns associated with the ongoing operation of the train station, as heavy locomotives 
utilise the rail lines. It is crucial to establish clear delineation between the trains and trail users to 
ensure their safety while heading north towards the start of the trail (inactive rail line); 


- Parking issues may arise, as trail riders potentially occupy parking spaces designated for train 
station users; 


- Presence of rail line extension to the northern maintenance shed necessitates additional safety 
measures due to the requirement of riders crossing the line. It is noted that the shed is currently 
inactive, however, the possibility of future lease changes and conversion of the northern shed back 
to a functioning maintenance shed highlights the need for trail interaction design to accommodate 
potential conversion; 


- Riders would be traversing the station grounds from the southern end of the Armidale station to the 
far north, which is not an ideal scenario; 


- Furthermore, without consulting the existing tenancy owner of the northern maintenance shed, it 
remains uncertain whether they support the trail initiative. It is likely that they would request the 
installation of high mesh fencing due to concerns about safety and security; and 


- Considering the limited budget available, keeping the trailhead in its current location would require 
additional investment to ensure the safety and convenience of both trail and train users; 


Taken together, these cons strongly argue against the current Trailhead location on the Southern side of 
the active Train Station, highlighting the need for a reassessment and consideration of alternative options 
for the Trailhead placement. 


  


Inactive Rail 
(Safe Zone) 


Potential Active Rail Zone 


Train Station 


NERT Proposed 
Trailhead 


North/West                             South/East 


N 
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Armidale Station Trailhead Alternative Location: 


To alleviate the abovementioned challenges and still provide the functionality of a Trailhead located on the 
northern side of the railway line the following is recommended: 


- The trailhead be relocated to the Southern side of the railway line and accessed off Ampol Street;  


- Change the carpark from bitumen to gravel;  


- Construct 125m gravel connection path to connect the trailhead carpark to the on-formation trail; 
and 


- Construct a concrete exit path on the north/west side of McLennan Street overpass to allow trail 
users to easily access the North/East side of the railway line to head towards the city centre or 
access the train station’s existing public toilets via Barney and Brown Street. Install a sign at 
McLennan St path to guide trail users exiting the trail to the city centre and public restrooms. The 
path is recommended to be concrete to accommodate the gradient and minimise the issue of 
erosion and regular maintenance. 


 


Figure 5.1-2 NSWPW proposed alternative location for the Armidale Station Trailhead  


The costing in Table 6 of the NERT Scoping document 2021 has been updated to reflect the proposed 
alternative location requirements. Constructing the trailhead in a temporary manner (gravel with gravel 
connection path) is recommended to allow for easy relocation in the future as opportunities become 
identified to better integrate with the station as further funding becomes available. 


Guyra Trailhead: 


The Guyra Trailhead is planned to be located approx. 1km north of Guyra Station, adjacent to existing 
infrastructure at Rotary Park. 


Approx. 1.7km of the railway corridor between Guyra Station and Ollera Street in Guyra is currently utilised 
by operators of the railway heritage machinery. The NERT Scoping Document 2018 provides two options 
for the rail trail to be moved off-formation to ensure the continued operation of railway heritage machinery. 
Footpaths exist on part of this alignment, but some sections need to be widened to facilitate shared usage.  


The figure below shows the approximate alignment. Refer to the NERT Scoping document 2018 for further 
details. Further community consultation will be needed during detailed design to finalise the alignment in 
this section. 


 


Alternative located Trailhead 
with 125m connection path 


Access via Ampol St 


Construct exit path with direction sign  


On-formation Rail Trail 


N 
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Figure 5.1-3 Off-formation trail in Guyra  


The costs associated with moving this section of the rail trail off-formation is included in the Guyra 
Trailhead costs. 


Table 5.1-4 - NERT Trailhead Review 


No.  NERT Scoping Report Detail Report 
Cost 
Estimate  


NSWPW Treatment 
Recommendations  


NSWPW 
Treatment 
Cost 
Estimate   


Difference  


1 Armidale Station.  


(See NERT Document – 
Appendix 3). 


• Install trailhead sign (brown
chevron) on Brown St ($1,600).


• Prepare and install trailhead
map panel ($5,500).


• Install Trail Directional
Marker (Straight Ahead arrow
on both faces) ($600)


• Install trailhead sign
($1,000).


• Construct connecting
concrete footpath from parking
area to trail (35m) ($7,000).


• Construct bitumen carpark
(30m x 30m) ($27,000)


• Construct connecting
driveway – Road to carpark
(25m) ($1,875)


$44,575.00 Consider relocating to 
the southern side of the 
Railway line and 
access of Ampol St as 
the station is still active 
and poses substantial 
risk to riders etc.  


• Construct gravel
carpark (30m x 30m)
($19,000).


• Install trailhead sign
(brown chevron) on
Brown St ($1,600).


• Prepare and install
trailhead map panel
($5,500).


Construct gravel 
connection path from 
trailhead to on-
formation trail (125m) 
($9,000).  


• Construct concrete
exit path from the
north/west side of
McLennan St and
directional sign (35m)
($10,000).


• Provide onsite
shading through an
additional shelter and
concrete slab.


20% increase due to 
cost increases since 
priced in 2021 Report. 


$66,120.00 +$21,550.00 


Guyra Station Building 


Guyra Trailhead 


Railway Heritage Machinery Operations 
On formation trail 
Off formation trail Options A & B 
Off formation trail Option A 
Off formation trail Option B  
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No.  NERT Scoping Report Detail  Report 
Cost 
Estimate  


NSWPW Treatment 
Recommendations  


NSWPW 
Treatment 
Cost 
Estimate    


Difference  


2 Minor Trailhead (Old Inverell 
Road Crossing) 


•   Prepare and install trailhead 
sign (double- sided brown 
chevron) on Boorolong Rd 
($1,600). 


•   Construct gravel carpark 
(30m x 20m) ($15,000). 


•   Construct short connecting 
trail from parking area to trail 
(10m) ($600). 


•   Prepare and install trailhead 
map panel ($5,500). 


 


 


 


 


 


 


 


$22,700.00 No change  


Due to budget 
constraints, keep initial 
scope to a minimum. 


Noted as high value 
due to potential 
connection to 
university.  


20% increase due to 
cost increases since 
priced in 2021 Report. 


 


 


 


 


 


$27,240.00 


 


+$4,540 


 


3 Dumaresq Station.  


(See NERT document – 
Appendix 3). 


•   Install trailhead sign (brown 
chevron) on Dumaresq Road 
($1,600). 


•   Prepare and install trailhead 
map panel ($5,500). 


•   Install trailhead sign ($1,000) 


•   Construct gravel carpark 
(40m x 20m) ($20,000). 


•   Construct connecting gravel 
driveway – Dumaresq Road to 
carpark (90m x 3m) ($6,750). 


•   Construct short connecting 
path from parking area to trail 
(15m) ($900). 


•   Install 80m of bollards (at 
1.4m spacing) ($6,670). 


•   Install toilet ($50,000) – not 
included on Appendix 3 drawing 


 


 


 


 


$92,020 Keep section of rail and 
sleepers to allow for 
future heritage 
presentation.   


Due to budget 
constraints, keep initial 
scope to a minimum. 


20% increase due to 
cost increases since 
priced in 2021 Report. 


 


$110,420.00 


 


+$18,400 
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No.  NERT Scoping Report Detail  Report 
Cost 
Estimate  


NSWPW Treatment 
Recommendations  


NSWPW 
Treatment 
Cost 
Estimate    


Difference  


4 Trailhead: Exmouth Station.  


(See NERT Document – 
Appendix 3). 


•   Install trailhead sign (single-
sided brown chevron) on 
Exmouth Road ($1,000). 


•   Prepare and install trailhead 
map panel ($5,500). 


•   Install trailhead sign 
($1,000). 


•   Install picnic table ($8,000). 


•   Construct gravel carpark 
(20m x 10m) ($5,000). 


•   Install composting toilet 
($50,000) – not included on 
drawing. Toilet should not be at 
trailhead due to risk of 
vandalism – it should be 
installed on trail at appropriate 
location south of trailhead. 


$70,500.00 Provide onsite shading 
through an additional 
shelter and concrete 
slab.  


Due to budget 
constraints, keep initial 
scope to a minimum. 


20% increase due to 
cost increases since 
priced in 2021 Report. 


 


$96,600.00 


 


+$26,100 


 


5 Black Mountain station – NERT 
Document refers to 2018 report 
for trailhead concept drawing 
and costings. 


Black Mountain (2018 Report 
Detail, Refer to 2018 report – 
Appendix 3). 


Station ground includes signal, 
switches and distance peg 
(612) – all restored. 


Install trailhead sign (brown 
chevron) on Toms Gully Road 
($1,600). 


• Install Trail Directional Marker 
(Straight Ahead arrow on 
southern face; Right Turn arrow 
on northern face) ($600). 


• Install Trailhead map panel 
($5,500). 


• Install picnic table ($8,000). 


• Install short connecting path 
from parking area to trail (10 
metres) ($600). 


Summary, 2018 report 
recommends $16,300 and 2021 
Report recommends an 
additional 33,700 for 
consultation with Black 
Mountain Society and additional 
deliverables.  


 


$50,000.00 Provide onsite shading 
through an additional 
shelter and concrete 
slab.  


Due to budget 
constraints, keep initial 
scope to a minimum. 


20% increase due to 
cost increases since 
priced in 2021 Report. 


 


 


$72,000.00 


 


+$22,000 
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No.  NERT Scoping Report Detail  Report 
Cost 
Estimate  


NSWPW Treatment 
Recommendations  


NSWPW 
Treatment 
Cost 
Estimate    


Difference  


6 Guyra Trailhead 


Refer 2018 report for trailhead 
concept drawing (appendix 3) 
and costings (page 108). 


• Install trailhead sign (brown 
chevron) on New England 
Highway ($1,600).  
• Install Trailhead map panel 
($5,500).  
 
Off-formation trail 


Refer 2018 report for road 
crossing details for Ollera St 
and Sandon St (appendix 1) 
and costings (Table 12 Item 64 
on page 1-7 to Table 13 Item 
14 on page 114 minus on-
formation costs at $33/m) 


$7,100.00 


 


 


 


 


 


 


$260,500.00 


Provide onsite shading 
through an additional 
shelter and concrete 
slab ($12,000).  


30% increase due to 
cost increases since 
priced in 2018 Report. 


 


$359,900.00 +$92,300.00 


7 Minor Trailhead: Llangothlin 
loading platform/station.  


• Install interpretive panel. 


$3,000.00 Provide onsite shading 
through an additional 
shelter and concrete 
slab ($12,000).  


Provide additional 
picnic table ($8,000). 


30% increase due to 
cost increases since 
priced in 2018 Report 


$23,900.00 +$20,900.00 


8 Ben Lomond Station 


Refer 2018 report for trailhead 
concept drawing (appendix 3) 
and costings (page 92). 


• Install trailhead sign (brown 
chevron) on Ben Lomond Road 
($1,600). 


• Install 2 Trail Directional 
Markers. Western TDM 
(Straight Ahead arrow on 
western face). Eastern TDM 
(Right turn arrow on western 
face; Left turn arrow on 
southern face) ($1,200). 


• Install Trailhead map panel 
($5,500). 


• Install picnic table ($8,000). 


• Construct short connecting 
path from parking area to trail 
(15 metres) ($900). 


 


$17,200.00 Provide onsite shading 
through an additional 
shelter and concrete 
slab ($12,000).  


30% increase due to 
cost increases since 
priced in 2018 Report. 


 


$34,400.00 +$17,200.00 


 Total Difference     +$222,990.00 


 


The review found limited ability to increase the Trailhead scope without significantly increasing the cost 
estimate. As such, it is proposed to take a staged approach where basic facilities are provided at 
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commencement with the opportunity to upgrade facilities at a later date. With this approach, it is essential 
to ensure that the initial scope complements the later potential stages of development.  An example of this 
is shown in Figure 1 below, where the Tweed Rail Trail has kept sections of rail on-formation at key 
heritage locations (e.g. former railway stations), intending to eventually install a potential rail vehicle on the 
rails as an attraction for users.  


  


Figure 5.1-4 – Example of kept rail and sleepers to preserve heritage at Murwillumbah Station 
(Tweed Rail Trail). 


It is recommended that the ARC keep sections of the on-formation railway at the Trailheads for heritage 
interpretation and to allow for the future display of heritage items.   


Wayfinding and Signage 


The ARC will require the development of a coherent system for wayfinding through signage (e.g. distance 
to key points, village centres etc.) to ensure users of the Rail Trail can navigate the trail and key sites e.g. 
local businesses and town/village centres and key open spaces.  This distance marker signage is also very 
important in the event of an emergency so that emergency services can be accurately directed to the 
location of the patient or the emergency event.  A specification will need to be developed that provides a list 
of instances in which signage is required, including regulatory signs, trail name signs, warning signs, road 
name signs at level road crossings, direction signs to local attractions, Rail Trail etiquette signs, private 
property – no trespassing signage, trailhead signs and other signs where required. 


Furthermore, the wayfinding and signage system will need to be developed to ensure that it can be 
extended to the future planned stages and ensure an overall identity for the full extent of the recreational 
trail is adopted. 


It can be identified within the NERT scoping report that an allocation has been made to supply and install 
signage for the trailheads and road crossings. However there appears to be no budget consideration for the 
development of the specifications that will need to speak to the full extent of the trail.  


Subject to timing, it is anticipated that the Glen Innes Shire Council will collaborate with the Armidale 
Regional Council in developing the NERT wayfinding specifications. In such a scenario, the ARC may not 
be required to contribute to the complete specification development, but rather focus on specific minor 
works that pertain solely to the Armidale region.  
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Table 5.1-5 NSWPW Wayfinding and Signage Review Findings 


No.  NSWPW Treatment Recommendations NSWPW Treatment 
Cost Estimate   


1 It is assumed that the Glen Innes Shire Council (GISC) will have initiated developing the 
wayfinding specification, and the Armidale Regional Council (ARC) will aim to align with this 
specification while making necessary adjustments to tailor it specifically for ARC requirements. 


$7,500 


 Total Difference  +$7,500.00 


 


Trailhead and Wayfinding Summary Recommendations: 


1. Consider relocating the Armidale trailhead to the Southern side of the active railway line with an 
additional exit path on the north/west exit path connecting to McLennan St;  


2. Provide onsite shading at Exmouth Station Trailhead, Black Mountain Trailhead, Llangothlin Minor 
Trailhead and Ben Lomond Trailhead through additional shelters and concrete slabs;  


3. Provide additional picnic table at Llangothlin Minor Trailhead. 


4. Ensure that the alignment through Guyra allows for Heritage Railway Machinery to continue 
operations. Conduct further community consultation during detailed design to finalise the 
alignment.  


5. Increase original NERT scoping document 2021 costings by 20% and NERT scoping document 
2018 costings by 30% to allow for cost inflation since report drafting; 


6. Keep sections of railway (rail and sleepers) on-formation at key locations at Dumaresq Trailhead to 
allow for future heritage presentation;   


7. Ensure other heritage artefacts and relics (e.g. buildings, signals, switches) are retained as much 
as possible and in accordance with future heritage assessments. 


8. Keep overall Trailhead scope to a minimum for this initial construction, while ensuring that the initial 
scope complements future potential upgrade opportunities; 


9. Review the toilets and drinking water facilities available at key nodes to determine if further 
infrastructure is needed; 


10. Conduct a DDA compliance audit on the proposed Trailhead designs, existing toilets and drinking 
facilities to determine if upgrades are part of the initial NERT scope or future planned works when 
later funding becomes available. Due to limited funding it is recommended to be completed at a 
later stage when more funding is available;    


11. ARC are to engage with GISC to develop an overarching wayfinding and signage specification that 
provides an overall identity for the full extent of the NERT once adopted; and  


12. Increase budget allocation to allow the development of signage specifications for ARC. 
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5.1.4 Fencing, Stock Crossings & Corridor Leasing  
The NERT scoping documents propose the following three options for fencing the trail between Armidale 
and Ben Lomond with Option One being the preferred option: 


1. A 6m wide corridor is fenced in for the entirety of the trail excluding town sections of Armidale;  


2. A temporary fence is erected that is moved seasonally to allow stock to graze within the corridor 
through temporary leases; and  


3. A do-nothing approach which will see the trail open as it currently is and where fencing does not 
exist, stock will be able to walk freely onto the trail. 


It is noted that implementing the preferred Option One results in the greatest upfront cost.  


For the Tweed Rail Trail, a case-by-case approach was adopted to minimise upfront fencing costs to the 
project.  New fencing was only erected where existing livestock could enter the corridor freely and damage 
the trail or where an adjoining landowner reached out to the Council and requested a fencing solution. 


Where fencing was in good to moderate condition and could keep livestock off the corridor, no action was 
taken.  Where no fence existed, the landowner could enter a licence with Council for a fee which would 
transfer liability to the landowner and give them formal access to the area for use. If accepted, the fence 
was erected closer to the trail corridor; if not, the fence was erected on the existing boundary. 


Based on NSWPW’s recent experience, it is recommended that a case-by-case approach is adopted, and 
the priorities are based on where livestock can enter the corridor and where existing infrastructure is within 
the corridor. The proposed Option One relies on all landowners entering an agreement with Council, which 
based on experience, is unlikely to occur.  It’s also important to consider that a 6m wide corridor could 
negatively impact the users’ experience versus a full-width section, which includes the opportunity for 
additional native planting, or creating rest stops along the trail.  


It was found that the NERT scoping report $ rate per lineal metre of fencing needed to be higher; 
furthermore, there is no provisional consideration for when a fence is beyond repair and needs to be 
removed before new fence installation and/or clearing of regrowth on the fence.  


 


From reviewing the NERT scoping document costings for fencing the following table was developed:  


Table 5.1-6 NSWPW Fencing & Stock Crossing Review Findings 


No.  NERT Scoping 
Reports Detail 


NSWPW Treatment 
Recommendations 


NSWPW Treatment Cost 
Estimate 


Cost Difference 


1 $15 per lineal metre to 
erect fencing. 


2021 report Armidale to 
Black Mountain - 
$954,240 


2018 report Black 
Mountain to Ben 
Lomond - $725,870.  


Fencing is to be case-by-
case that has provisional 
costs for the erection of new 
fencing, removal of old 
damaged fencing needing to 
be removed and clearing of 
regrowth that is 
compromising the existing 
fence. 


$23 per lineal metre to erect 
fencing. 


$9 per lineal metre to 
remove old, damaged 
fence. 


$7 per lineal metre to clear 
regrowth as required 


Cost estimate based on  


New Fencing – 50% of 
trail on both sides - 
$1,541,000. 


Fencing Repairs – 10% of 
trail on both sides - 
$120,600 


Screening Plants $75,000 


Total = $1,736,600.00 
 


+$56,490.00 
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Any allocated provisional fencing funds that are not spent are recommended to be redistributed to 
additional items at trailheads, such as outdoor furniture or water bubbler stations.  


Fencing and Corridor Leasing Summary Recommendations: 


1. Manage the fencing on a case-by-case basis. Focus on areas where livestock can enter the trail or 
where residents have raised a desire to have fencing; 


2. Engage landowners early in the project to develop the fencing scope. The fencing scoping 
development takes time and rushing negotiations with the landowners will negatively impact the 
outcomes.  


 


  


No.  NERT Scoping 
Reports Detail 


NSWPW Treatment 
Recommendations 


NSWPW Treatment Cost 
Estimate 


Cost Difference 


2 2021 report Armidale to 
Black Mountain - 
$45,000.00 for 5 
crossings 


2018 report Black 
Mountain to Ben 
Lomond – No allowance 
made. Described as 
“few” crossings 


Stock crossing requirements 
to be assessed on a case-
by-case basis. 


$10,000 per crossing 


Cost estimate based on 10 
crossings. 


 


$100,000.00 +$55,000.00 
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5.1.5 Road Crossings 
The NERT scoping documents identified a total of 16 level road crossing along the Armidale to Ben 
Lomond section. It is assumed that all level crossings have had the in-road rail removed, if not this will be 
an additional cost to the project that has not been considered.  


Based on NSWPW experience, it was found that chicane level crossings provided a higher level of 
pedestrian control as it forced trail users to break their train of thought and focus on the road crossing. 
Attention to the road crossings is particularly important for groups or families with young children as it slows 
users running or cycling towards the road.  The chicanes are to be suitably positioned to give the road user 
and trail user maximum time to see each other.  Furthermore, the chicane should be offset from the road to 
allow multiple riders or a family to wait in a safe zone for a vehicle to pass without spilling onto the road.  


From reviewing the road crossings, the following table was developed. Please note the recommendations 
within this report are from what NSWPW has learned from other trails and further engineering review is 
necessary.    


Table 5.1-7 - Road Crossing Review 


No.  NERT Scoping Report Detail  Report 
Forecast  


NSWPW 
Recommendations  


Recommended 
Forecast  


Difference  


1 Road crossing – Old Inverell Road. 
(See NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400). 


•   Install “Give Way” sign on south 
eastern side of road ($200). 


•   Install “trail crossing on side road” 
signs on Old Inverell Road and 
Boorolong Rd (4 in total) ($2,400). 


•   Install trail user chicane and 
management access gate (north 
western side of road). Set in 
concrete/asphalt apron for ease of 
maintenance ($3,540). 


•   Remove existing fence ($200). 


$6,740.00 Recommend chicane on 
both sides of the road, not 
just north-western. 


Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


20% increase due to cost 
increases since priced in 
2021 Report 


 


$22,336.00 


 


+$15,596.00 


 


2 Road crossing – Rowlands Street. 
(See NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400). 


•   Install “trail crossing” sign (2 
locations) ($1,200). 


•   Install “trail crossing on side road” 
sign (2 locations) ($1,200). 


•   Install trail user chicanes and 
management access gates (both 
sides of road). Set in 
concrete/asphalt apron for ease of 
maintenance ($7,080) 


•   Remove existing fence ($200). 


•   Retain/renovate/repaint railway 
sign (immediately west of road 
crossing) ($200) 


$10,280.00 No change 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


$12,336.00 


 


+$2,056.00 
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No.  NERT Scoping Report Detail  Report 
Forecast  


NSWPW 
Recommendations  


Report 
Forecast  


Difference  


3 Road crossing – Bellewood Road. 
(See NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400). 


•   Install “trail crossing” signs on both 
sides of trail ($1,200). 


•   Install trail user chicanes and 
management access gates (both 
sides of road). Set in 
concrete/asphalt apron for ease of 
maintenance ($7,080). 


•   Remove existing fence ($200). 


$8,880.00 No change 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


 


$10,656.00 


 


+$1,776.00 


 


4 "Road crossing – Redgum Lane. 
(See NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400)."  


•   Install “trail crossing” signs on both 
sides of trail ($1,200). 


•   Install trail user chicanes and 
management access gates (both 
sides of road). Set in 
concrete/asphalt apron for ease of 
maintenance ($7,080). 


•   Remove existing fence ($200). 


$8,880.00 No change 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


$10,656.00 


 


+$1,776.00 


 


5 Road crossing – Dumaresq Road. 
(See NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” sign on 
western side of road ($200). 


•   Install “trail crossing” signs on both 
sides of trail ($1,200). 


•   Install trail user chicane and 
management access gate (western 
side of road). Set in concrete/asphalt 
apron for ease of maintenance 
($3,540). 


•   Remove existing fence ($200). 


 


 


 


 


 


 


 


 


 


 


$5,140.00 Recommend chicane on 
both sides of the road, not 
just north-western. 


Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


$20,416.00 


 


+$15,276.00 
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No.  NERT Scoping Report Detail  Report 
Forecast  


NSWPW 
Recommendations  


Report 
Forecast  


Difference  


6 Road crossing – Warrane Road. (See 
NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400). 


•   Install “trail crossing” signs on both 
sides of trail ($1,200). 


•   Install trail user chicanes and 
management access gates (both 
sides of road). Set in 
concrete/asphalt apron for ease of 
maintenance ($7,080). 


•   Install pipe culverts under trail at 
junction with road (both sides) 
($3,000). 


•   Remove existing fence ($200). 


$11,880.00 No change 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


$14,256.00 


 


+$2,376.00 


 


7 Road crossing – Claremont Rd. (See 
NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400). 


•   Install “trail crossing” signs on both 
sides of trail ($1,200). 


•   Install trail user chicanes and 
management access gates (both 
sides of road). Set in 
concrete/asphalt apron for ease of 
maintenance ($7,080). 


•   Install pipe culverts under trail at 
junction with road (both sides) 
($3,000). 


•   Remove existing cross fence 
($200). 


$11,880.00 No change 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


$14,256.00 


 


+$2,376.00 


 


8 Road crossing – Exmouth Road. 
(See NERT 2020 document crossing 
drawing - Appendix 1). 


•   Install “road ahead” signs on both 
sides ($400). 


•   Install “trail crossing” signs on both 
sides of trail ($1,200). 


•   Install “Give Way” sign (southern 
side of road) ($400). 


•   Install trail user chicanes and 
management access gates (northern 
side of road). Set in concrete/asphalt 
apron for ease of maintenance 
($3,540). 


•   Remove existing fence – north 
side only ($200). 


$5,740.00 Recommend chicane on 
both sides of the road, not 
just north-western. 


Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


20% increase due to cost 
increases since priced in 
2021 Report. 


 


 


 


 


 


 


 


 


$21,136.00 


 


+$15,396.00 
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No.  NERT Scoping Report Detail  Report 
Forecast  


NSWPW 
Recommendations  


Report 
Forecast  


Difference  


9 
Road crossing – Toms Gully Rd. see 
road crossing drawing - Appendix 1 
NERT Scoping Document 2018):  
• Install “road ahead” sign on both 
sides ($400).  
• Install “trail crossing” signs on both 
sides of road ($1,200).  
• Install management access gates 
and trail user chicanes (north side of 
road only) ($2,700).  
• Install new fencing to corridor 
boundary on both sides on northern 
side of road ($1,350).  


• Install “give way” sign on southern 
side ($200).  


$5,850.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report. 


 


$17,610.00 +$11,760.00 


10 
Road crossing - Williams Lane. (see 
road crossing drawing - Appendix 1 
NERT Scoping Document 2018):  
• Install “road ahead” sign on both 
sides ($400).  


• Install “trail crossing” signs on both 
sides of road ($1,200).  
• Install management access gates 
and trail user chicanes (both sides of 
road) ($5,400).  
• Restore railway crossing signs lying 
in corridor ($500).  


$7,500.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$19,750.00 +$12,250.00 


11 
Road crossing – Sandon Street. (see 
road crossing drawing -  
Appendix 1 NERT Scoping Document 
2018):  
• Install “road ahead” signs on both 
sides of road ($400).  
• Install “stop” signs on both sides of 
road ($400).  
• Install “trail crossing” signs on both 
sides of trail ($1,200).  
• Install Trail Directional Markers on 
both sides of road. On northern face, 
attach Straight ahead arrow. On 
southern face, attach Straight ahead 
arrow ($1,200).  
Install pipe culvert and fill over on 
both sides of road crossing (3m long 
x 1.5m deep x 2.5m wide) ($3,000). 


$6,200.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$18,060.00 +$11,860.00 


12 
Road crossing – Ollera Street, Guyra. 
(see road crossing drawing - 
Appendix 1 NERT Scoping Document 
2018): 
• Install “road ahead” signs on both 
sides of road ($400). 
• Install “stop” signs on both sides of 
road ($400). 
• Install “trail crossing” signs on both 
sides of trail ($1,200). 
• Install management access gates 
and trail user chicanes (both sides of 
road) ($5,400). 
• Remove existing steel chicane/wire 
gating system on south side of road 
($500). 
 
 
 
 
 


$7,900.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$20,270.00 +$12,370.00 







Hunter New England | North Coast | Riverina Western | South Coast | Sydney 


Asset Advisory | Heritage | Project + Program Management | Assurance | Procurement | Engineering | Planning | Sustainability 
Developments | Buildings | Water Infrastructure | Roads + Bridges | Coastal | Waste | Emergency Management | Surveying A-28 


 


Road Crossing Summary Recommendations: 


1. Chicanes are recommended for all road crossings and the area around the chicanes should be 
concrete or sealed pavement;   


No.  NERT Scoping Report Detail  Report 
Forecast  


NSWPW 
Recommendations  


Report 
Forecast  


Difference  


13 
Road crossing – Crystalbrook Rd. 
(See road crossing drawing  
- Appendix 1 NERT Scoping 
Document 2018):  
• Install “road ahead” signs on both 
sides of road ($400).  
• Install “trail crossing” signs on both 
sides of trail ($1,200).  
• Install management access gates 
and trail user chicanes (both sides of 
road) ($5,400).  
• Remove existing fence ($200).  
• Install new cross fence (both sides 
of road – 40 metres in total) ($600).  


$7,800.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$20,140.00 +$12,340.00 


14 
Road crossing – Llangothlin Rd. (see 
road crossing drawing - Appendix 1 
NERT Scoping Document 2018):  
• Install “road ahead” signs on both 
sides of road ($400).  
• Install “trail crossing” signs on both 
sides of trail ($1,200).  
• Install management access gates 
and trail user chicanes (both sides of 
road) ($5,400).  
• Remove existing fence ($200).  
• Install new cross fence (both sides 
of road – 120 metres in total) 
($1,800).  


$9,000.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$21,700.00 +$12,700.00 


15 
Road crossing – Ben Lomond  
Road. (See road crossing drawing - 
Appendix 1 NERT Scoping Document 
2018).  
• Install “road ahead” signs on both 
sides of road ($400).  
• Install “stop” signs on both sides of 
road ($400).  
 
• Install “trail crossing” signs on both 
sides of trail ($1,200).  
• Install trail user chicanes (both sides 
of road) ($4,200).  
• Remove existing fence ($200).  
• Construct new trail (30 metres) on 
western side of Ben Lomond Rd 
($1,800).  


$8,200.00 Recommend concrete 
pavement for 10m on 
either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$20,660.00 +$12,460.00 


16 
Minor road crossing (Un- named 
road. (see road crossing drawing - 
Appendix 1 NERT Scoping Document 
2018).  
• Install “road ahead” signs on both 
sides of road ($400).  
• Install “trail crossing” signs on both 
sides of trail ($1,200).  
• Install management access gates 
and trail user chicanes (both sides of 
road) ($5,400).  
• Install new cross fence (both sides 
of road – 120 metres in total) 
($1,800).  


$8,800.00 Recommend concrete or 
sealed pavement for 10m 
on either side of road 
($10,000) 


30% increase due to cost 
increases since priced in 
2018 Report 


$20,440.00 +$12,640.00 


 Total Difference     +$154,008.00 
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5.2 Project Management, Design, and Approvals 


5.2.1 Project Management  
From reviewing the Works Table within the NERT scoping document it can be identified that an allocation 
of 5% for Project Management has been applied to the estimated expenditure prior to the addition of the 
following costs: 


- Removal of steel track and sleepers;  


- Approvals, permits, applications, designs, specifications, assessments;  


- Allowance of additional construction costs for haulage of extra material; and  


- Contingency.  


5% is a reasonable Project Management cost, however it is recommended that the Project Management 
allocation be increased so it factors in the management of: 


- Cost variances as recommended in Section 3.1 of this report;  


- Removal of steel track and sleepers;  


- Revised estimation of approvals, permits, applications, designs, specifications, assessments; and  


- Consultation with landowners for fencing and consultation with the general community.   


Table 5.2-1 - Project management review findings 


 


For an overall coherent delivery of the NERT project, it is recommended that a consistent Project Manager 
can drive the project from early-stage investigation, through to handover.  Furthermore, involving the 
Project Manager in community consultation will assist in managing Council reputational risks and help 
ensure a well delivered project that addressed the community consultation where practical to do so, 
resulting in outcomes that benefits both the community and Council.  


5.2.2 Council Governance and Management  
The review identified that no budget allocation has been made to allow the charging of Council officers time 
against the NERT project. From other experiences, Council costs can factor for an additional 5% of the 
total expenditure to cover: oversight; engineering & environmental review; concept design development; 
site surveillance; and key involvement in the early investigation works.  An additional 5% of the total 
expenditure is recommended to be added against the budget.  


Council can choose to co-contribute to the funding by covering all their internal staff costs to assist 
increasing the available project budget.  


5.2.3 Design, Approval and Surveying Clause 
The NERT scoping document recommends 2.5% of the project expenditure is to cover all approvals, 
permits, applications, designs, specifications and assessments.  Based on NSWPW experience this 2.5% 
is insufficient and should be increased to 4.5% for design and an additional 1.5% for project approvals. 
Based on lessons learned from previous projects, an insufficient design budget presents significant risks for 
the construction due to poor design outcomes and can often lead to expensive rework on-site.  


No.  NERT Scoping Report Detail NSWPW Recommendations Cost Difference  


1 $480,570 for Project Management   


$214,115 Armidale to Black Mountain 
2021 report 


$266,455 Black Mountain to Ben 
Lomond 2018 report 


$760,000 for Project Management   +$279,430.00 
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Furthermore, TfNSW have recently made ARC and GISC aware that a specific clause will be inserted into 
future lease agreements to ensure that prior to removal, the centre line of the existing tracks are to be 
accurately captured by survey techniques and related by measured connections to local permanent survey 
control marks.  This process will achieve the objective of having the centre line alignment of the existing 
track (fixed in position by accurate land survey & by approved survey methods), kept on public record to 
allow surveys in the future to re-establish adjoining land boundaries. As such, to accommodate this new 
clause, additional funding has been allocated to surveying so ARC can meet this requirement.  


Table 5.2-2 – Design and Approval budget allocation review and findings 


 


 


5.2.4 NSW Rail Trails Framework 
The NSW government has developed a framework with the aim to expedite the development of Rail Trails 
across NSW by clarifying the proposal and approval process, as well as providing guidance for general Rail 
Trail operation and maintenance. 


The Framework aims to provide Rail Trail project proponents with clarity around the NSW Government’s 
expectations at various stages in the establishment of a new Rail Trail, and to clearly outline NSW 
Government criteria in determining the viability of a Rail Tail. The framework can be located here: 
https://www.railtrails.org.au/wp-content/uploads/2022/06/NSW-Gov-2022-06-Rail-Trails-Framework.pdf  


  


No.  NERT Scoping Report Detail NSWPW Recommendations Cost Difference  


1 $333,740 consisting of 


$107,060 for Armidale to Black 
Mountain 2021 report 


$226,680 for Black Mountain to Ben 
Lomond 2018 report 


(Approx. 2.5% total of the NERT 
scoping document estimated 
expenditure) for: 


approvals, permits, applications, 
designs, specifications and 
assessments 


 


$700,000 (Approx. 4.5% total of 
estimated expenditure) for: 


design consultant (including 
hydrology), survey, geotechnical 
Investigations & community 
consultation consultant.  


$209,000 (Approx. 1.5% total of 
estimated expenditure) for: 


Organising of lease and legal matters, 
amendment to LEP, REF consultant, 
Aboriginal Cultural Heritage 
assessment, Statement of Heritage 
Impacts, Biodiversity assessment 


+$575,260.00 
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6. Project Program 
NSWPW has developed a draft project program as the basis for the Cashflow Estimate. It is contained in 
Appendix A – High Level Program Summary.  High level milestones from the program are as follows: 


- Deed Execution Early August 2024; 


- REF Determination End April 2025; 


- Complete Masterplan End November 2024; 


- Complete Design Early April 2025; and 


- Complete Construction and Project Handover Mid July 2026. 
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7. Project Estimate  
The following section provides the cost estimates for the full 67km section between Armidale Station and 
Ben Lomond.  


7.1 Project Estimate 


From reviewing the project scope as defined in the NERT reports and applying NSWPW-shared learnings 
from delivering the Tweed Rail Trail, it is recommended that a total of $21,029,076.00 is set as the total 
project budget. Refer to Appendix B for the detailed estimate. 


Table 7.1-1 - NERT Project Estimation Armidale to Ben Lomond 


 


It can be identified in Table 5.2-1 above, that the NSWPW desktop analysis project estimation with no 
contingency or escalation applied comes in at $16,052,730. From the Tweed Rail Trail experience, issues 
will arise, and unforeseen costs will be incurred that will require contingency funding.  


6% escalation forecast has been applied to the estimated project costs to consider likely inflation impacts 
such as material price increases, wages growth, strength of the Australian dollar, labour availability and 
market buoyancy. Please note this % application is extremely difficult to apply with confidence due to the 
external influences we are experiencing in the current markets. The 6% escalation forecast is an assumed 
figure and is subject to substantial change.  


25% contingency is recommended to be applied due to the high level of unknown details and assumptions 
made in the NERT scoping report.  These unknown elements include, but are not limited to: 


 hydrology and heritage status for bridges and bypasses;  


 on-formation bridge conditions;  


 water crossing topography; and  


 geotechnical conditions at bypasses. 


7.2 Project Cashflow 


NSWPW has developed a cashflow estimate and is located in Appendix C Project Cashflow.  
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8. Lessons Learned and Project Risk 
Based on NSWPW involvement with other Rail Trail projects within NSW, the following comments are 
provided in relation to lessons learned and Project risk. 


8.1 Approvals and Governance  


8.1.1 Governance Model and Lease Arrangement 


As discussed in Section 4.2, ARC will need to obtain a lease to construct, operate and maintain the Rail 
Trail. It took approximately 18 months to determine the ownership/lease arrangement for the Tweed Rail 
Trail section and then longer to complete the negotiation of the 30-year lease. The lease ultimately needed 
to be finalised to enable construction to start and is not perfect. To date, TfNSW has not had any active 
involvement with the project nor the design but TSC keeps TfNSW informed of the project progress. Under 
the lease, TSC is a tenant and is responsible for maintaining the corridor. 


NSWPW understands that ARC are progressing their lease negotiations, but we are unaware of the current 
status of this lease.  As such, the timeframe to finalise the lease agreements is uncertain, there is a risk to 
the timeframe in which the project can start.  


Investigations should be undertaken using Council’s GIS system to confirm land ownership for the entire 
corridor, including whether any easements exist. 


It is recommended that sufficient time is accommodated in the project program to allow for the development 
of the necessary regulations and the final two-week approval period in parliament.  


The Governance Model for the NERT as a whole will need to be established. The model can by dynamic 
and evolve as various sections are delivered across LGA’s. For example, an interim Governance Model 
was developed for Tweed Shire Council to take ownership and responsibly for their Rail Trail section with 
the Governance Model to finalised as further sections of the Trail are completed within other LGAs.   


 


8.1.2 Funding Deed 


The execution of the funding deed for the Tweed Rail Trail took an extended period of time as the funding 
body needed assurances on the project’s viability with respect to the business case, railway closure and 
land ownership prior to execution.  


 


8.1.3 Landowner and Community Engagement 


TSC undertook adjacent landowner engagement for all properties adjacent to the alignment. There are 
about 70 adjacent landowners alongside the Tweed Rail Trail. This activity was led by TSC with NSWPW’s 
involvement. TSC worked with the landowners and this activity paid dividends once the project entered 
construction.  


With respect to community consultation, several different information drop-in sessions were held (both in-
person and online) and NSWPW assisted with these. Some concerns that were raised by the adjacent 
landowners included items such as: biosecurity, noise, privacy, vandalism, fencing, and trespassing.  
These items were discussed at the various community forums, with reference made to the biosecurity 
report prepared by the Local Land Services for Council, and the experience of other rail trails with respect 
to potential anti-social behaviour along the trail.   


The development and showcasing of a Masterplan are a great opportunity to start stakeholder and 
community engagement and to gain momentum for the project.  


The consultation sessions are recommended to be ongoing and provide further information to the 
community about the project as it becomes available, including anticipated construction timelines. Those 
involved from NSWPW on the Tweed Rail Trail learned that it was important to have landowners and 
community stakeholders engaged early in the project to bring them along the Project journey.   


Furthermore, one-on-one consultation sessions were held on-site with many of the adjacent landowners to 
discuss: potential lease arrangements; fencing requirements; and to address general questions and 







Hunter New England | North Coast | Riverina Western | South Coast | Sydney 


Asset Advisory | Heritage | Project + Program Management | Assurance | Procurement | Engineering | Planning | Sustainability 
Developments | Buildings | Water Infrastructure | Roads + Bridges | Coastal | Waste | Emergency Management | Surveying A-34 


concerns. This process took longer than anticipated and the NERT high level program has been developed 
to provide more accommodating timeframes.  


NSWPW have been advised by ARC that ARC have commenced community consultation through the 
public exhibition of the draft Armidale Regional Council Local Strategic Planning Statement (LSPS) that 
includes the New England Rail Trail. 


 


8.1.4 Steering Committee 


For the Tweed Rail Trail, a steering committee was established which included members from each LGA 
that the full completed 124km Rail Trail would pass through. The members included Tweed Shire, Byron, 
Lismore City and Richmond Valley Councils, as well as members from NSWPW, TfNSW, Department of 
Regional NSW, and Northern Rivers Rail Trail (NRRT) Inc.  This committee met monthly from 2018 to 
February 2023, after which the rail trail was officially opened on the 1st of March 2023.     


Under the conditions of the Funding Deed a Project Control Group (PCG) needs to be established.  The 
PCG will meet monthly with a quarterly reporting requirement.  Members will include ARC, Funding 
Representatives and other significant stakeholders. 


 


8.1.5 Delivery Model 


The Tweed Rail Trail was undertaken as a Design and Construct model. This has been driven by a number 
of factors including the availability and capability of internal resources to undertake the design, and to allow 
the market to decide the on-formation versus off-formation debate which was a significant issue for the 
Tweed Rail Trail. 


Given the time involved in closing the railway, obtaining a lease and performing environmental studies, it is 
recommended that ARC progress with a design process first, followed by a construct-only contract. 
Tenderers should also be given the option of submitting Alternative Tenders.  


It is also recommended that ARC engage a single Design Consultant to develop the Masterplan, undertake 
inspections/investigations and complete the concept and detailed designs.  It is also recommended that a 
Quantity Surveyor is engaged to confirm that the detailed design can be constructed for the available 
budget, with modifications made to the design, as necessary.   


 


8.1.6 Preliminary Investigations 


During the Planning and Governance phase, TSC used this time to undertake preliminary investigations 
concurrently. This included a substantial amount of survey and completion of their REF which were done 
internally. The preparation of the REF also required extensive environmental and heritage investigations to 
be undertaken, including flora and fauna surveys, with particular focus on the Burringbar Range Tunnel 
(approximately 500m long) which houses glow worms and micro-bats.   


TSC also contracted out inspections of both the steel and timber bridges.  


TSC only completed a limited number of geotechnical investigations where the path went off formation for 
bridge bypasses.  Where the alignment was on formation, TSC was confident that over 100years of 
compaction from the weight of the trains would provide suitable foundation conditions for the Rail Trail 
design loads.  


It is recommended that the corridor be slashed prior to completing these investigations to improve access 
and allow for better inspections of the existing railway infrastructure. 


 


8.1.7 Concept Design 


TSC developed a concept design to confirm that the costs associated with the trail matched the funding 
amount, and to determine the most appropriate route considering the terrain.  TSC’s concept design 
included almost 20% of the alignment being off-formation which was a combination of bridge bypass 
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sections, and off-formation sections used for historical interpretation. The majority of Tenderers for the D&C 
Contract adopted this concept design in their tender submissions.  


 


8.1.8 Bridges 


The Rail Trail alignment through TSC comprises of 26 bridges, ranging in size from 2.4m to 129.3m in 
length.  Early on TSC nominated to bypass some bridges so that they did not have to refurbish them as this 
was financially more viable. If further funding becomes available at a later date, TSC may refurbish/restore 
these bypassed bridges. Bypassing bridges is a recommended strategy, where applicable, but has limited 
application to the proposed 67km ARC rail trail section due to the short length of the existing bridges.  


NSWPW also engaged a specialist bridge consultancy to provide a dedicated bridge specification to cover 
the design and construction elements for the bridges which proved to be invaluable.   


 


8.1.9 Procurement Lead Times 


TSC’s Contractor did not suffer substantial delays beyond the flooding that occurred in the Northern Rivers 
in February / March 2022, however, the contractor was continually monitoring this and notified us in 
advance of any potential supply issues. There was not a significant amount of timber available to rebuild 
bridges, but the contractor secured the supply of timber that they required in advance.   


During the Design Phase, ARC should consider whether any long lead items should be purchased in 
advance of the Construction Contract. 


 


8.1.10 Hydrology 


Hydrology was one of the biggest challenges for TSC, as they needed to understand what the parameters 
were, what level to set the flood immunity at and whether there would be a back-up of flood waters. If there 
was a back-up, this could cause upstream issues to adjacent properties or infrastructure.  Undertaking a 
hydrology study upfront or at least understanding and completing the modelling upfront would assist.  This 
may be included in the scope of the Design Consultant. It is also noted that existing culverts should be 
cleared out and drainages checked properly first as an upfront activity.  For the Tweed Rail Trail, the rail 
line had not been maintained since its last use in 2004 and its condition was largely unknown. The corridor 
should be inspected for slips and landslides of slopes and batters and if needed geotechnical investigations 
should be performed to assess stability and recommend remediation measures.  


8.2 Project Risk 


Project risks are contained in the Project Risk Register in Appendix D. This appendix provides an overview 
of potential risks for the project but is not an exhaustive list. It is expected to be updated at the start of the 
project as noted in the program and ongoing throughout project delivery. 
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9. Recommendations 
The following sections summarise the key recommendation findings from the completed desktop analysis 
for the 67km section from Armidale Station to Ben Lomond Station. Please note that these are 
recommendations based on shared learnings from NSWPWs’ experience with rail trails and is not a 
detailed peer review of Mike Halliburton’s 2021 NERT final scoping report titled NERT Trail Development 
Plans or Mike Halliburton’s 2018 NERT initial scoping study titled NERT Trail Plan. 


Lease: 


1. Two lease agreements are entered with TfNSW. One is for early investigations within the corridor; 
the second is for the construction and operation of the trail; 


2. ARC seek a record of all existing lease agreements from TfNSW; and 


3. ARC and TfNSW determine who is responsible for maintaining all assets crossing the rail corridor.  


Trail Path: 


4. Increase the path width to a nominal 3m width where possible; 


5. Construction costs of the path to be increased to $95 per lineal metre; 


6. Removal of rail and sleeper costs are to be increased to $9 per lineal metre;  


7. During construction, the contractor is to keep aside a proposed quantity of good-condition 
sleepers/transoms and rail for ARC’s future use; 


8. Council to confirm that the entire NERT path surface is to be unsealed;  


9. A DDA compliance audit is recommended once the path concept design is complete to determine if 
Council is satisfied with the DDA accessibility achieved or whether additional measures are needed 
and  


10. Council to consider what elements are allowable on the trail.  


Bridges: 


11. It is recommended that all bridge structures between Armidale Station and Ben Lomond Station 
remain on-formation; 


12. Where possible, for the shortest on-formation crossings, a pre-cast culvert solution is 
recommended to reduce costs;  


13. Minor funds are to be allocated to the Boorolong Rd Bridge overpass to make it safe before 
allowing trail users to travel under the structure; 


14. The necessary reviews are conducted to confirm if any of the bridges are heritage-listed, and a 
Conservation Management Plan and a Statement of Heritage Impact is prepared for the rail trail, 
which will include recommendations to record the details of any bridges that will be fully or partially 
demolished;   


15. Depending on the selected procurement strategy, some survey and minimal geotechnical 
investigations may be required before advertising a construction tender; and 


16. It is recommended that a dedicated bridges specification is developed to ensure the final 
constructed results meet the quality, aesthetics, maintenance, and loading requirements. 


Trailhead and Wayfinding Summary Recommendations: 


17. Consider relocating the Armidale trailhead to the Southern side of the active railway line with an 
additional exit path on the north/west exit path connecting to McLennan St; 


18. Provide onsite shading at Black Mountain Trailhead through an additional shelter and concrete 
slab;  


19. Provide onsite shading at Exmouth Station Trailhead, Black Mountain Trailhead, Exmouth Station 
Trailhead, Llangothlin Minor Trailhead and Ben Lomond Trailhead through an additional shelter 
and concrete slab;  


20. Provide additional picnic table at Llangothlin Minor Trailhead. 
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21. Ensure that the alignment through Guyra allows for Heritage Railway Machinery to continue 
operations. Conduct further community consultation during detailed design to finalise the 
alignment.  


22. Increase original NERT scoping document 2021 costings by 20% and NERT scoping document 
2018 costings by 30% to allow for cost inflation since report drafting; 


23. Keep sections of railway (rail and sleepers) on-formation at key locations at Dumaresq Trailhead to 
allow for future heritage presentation;   


24. Keep overall Trailhead scope to a minimum for this initial construction, while ensuring that the initial 
scope complements future potential upgrade opportunities; 


25. Review the toilets and drinking water facilities available at key nodes to determine if further 
infrastructure is needed; 


26. Conduct a DDA compliance audit on the proposed Trailhead designs, existing toilets and drinking 
facilities to determine if upgrades are part of the initial NERT scope or future planned works when 
later funding becomes available. Due to limited funding it is recommended to be completed at a 
later stage when more funding is available;    


27. ARC are to engage with GISC to develop an overarching wayfinding and signage specification that 
provides an overall identity for the full extent of the NERT once adopted; and  


28. Increase budget allocation to allow the development of signage specifications for ARC. 


Fencing and Corridor Leasing: 


29. Manage the fencing on a case-by-case basis. Focus on areas where livestock can enter the trail or 
where residents have raised a desire to have fencing; and 


30. Engage landowners early in the project to develop the fencing scope. The fencing scoping 
development takes time and rushing negotiations with the landowners will negatively impact the 
outcomes.  


Road Crossing Summary Recommendations: 


31. Chicanes are recommended for all road crossings and the area around the chicanes should be 
concrete or sealed pavement;  


Project Management: 


32. Recommend a consistent Project Manager to manage project from early-stage investigation, 
through to handover. It is recommended the same Project Manager are also involved in community 
consultation and landowner lease negotiations; and 


33. It is recommended the Project Management allocation made within the NERT scoping document is 
increased. 


Council Governance and Management: 


34. No budget allocation to council staff has been made to allow the charging of Council officers 
against the NERT project. An additional 5% of the total expenditure is recommended to be added 
to the budget unless ARC intend to co-contribute the associated costs. 


 


Planning, Design and Approvals: 


35. The NERT scoping document allocation of 2.5% to cover all approvals, permits, applications, 
designs, specifications, and assessments is lower than recommended. To be increased to 4.5% for 
design and an additional 1.5% for project approvals; and 


36. Prepare the necessary project documentation as early as possible to assist future phases of the 
Project, including, but not limited to: REF, Biosecurity Report, heritage reports, investigations 
reports, hydrology report, survey, and concept design. 
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Project Program: 


37. Project completion is forecast for Mid-July 2026 based on having an executed funding deed(s) by 
early August 2024. This equates to a project duration of approximately 2 years following execution 
of funding deed(s). It is recommended to continue the progress of the current funding deed 
execution and any future funding requests on this basis. 


38. It is recommended to continue progressing lease negotiations with TfNSW as quick as possible.  


Protect Estimation:  


39. The project estimate for the full 67km section between Armidale Station and Ben Lomond Station is 
$21,029,076.00 and it recommended to set this as the total project budget for any future funding 
requests. 


40. A contingency of 25% was applied due to the high level of unknown details and assumptions made 
in the NERT scoping report. Such as unknown hydrology and heritage status for bridges and 
bypasses, on-formation bridge conditions, water crossing topography, and geotechnical data at 
bypasses;  


41. A 6% escalation forecast has been applied to the estimated project costs to consider likely inflation 
impacts such as material price increases, wages growth, strength of the Australian dollar, labour 
availability and market buoyancy. Please note this % application is extremely difficult to apply with 
confidence due to the external influences we are experiences in the current markets. The 6% 
escalation forecast is an assumed figure and is subject to substantial change; and  


Project Funding  


42. It is recommended that ARC liaise with their local Economic Development Manager from the 
Department of Regional NSW to identify any upcoming state or federal government funding 
opportunities. 
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Appendix A High Level Program Summary  
 


 


  







ID Task 
Mode


Task Name Duration Start Finish


1 Stage 1: Project Deed & Lease 260 days Mon 5/02/24 Fri 31/01/25


2 Negotiate deed and execute for more time and funds  130 days Mon 5/02/24 Fri 2/08/24


3 Legislation to close railway 130 days Mon 5/02/24 Fri 2/08/24


4 Lease and Governance with TfNSW 130 days Mon 5/08/24 Fri 31/01/25


5 Negotiate short‐term investigation stage lease 45 days Mon 5/08/24 Fri 4/10/24


6 Negotiate Long‐term construction & operation lease 130 days Mon 5/08/24 Fri 31/01/25


7 Stage 2: Project Approvals 20 days Mon 5/08/24 Fri 30/08/24


8 Bill for closing railway ‐ Legislation is passed 20 days Mon 5/08/24 Fri 30/08/24


9 Stage 3: REF 193 days Mon 5/08/24 Wed 30/04/25


10 REF Consultant Procurement 20 days Mon 5/08/24 Fri 30/08/24


11 REF Preparation 80 days Mon 2/09/24 Fri 20/12/24


12 Section 60 Heritage Application 88 days Mon 23/12/24 Wed 23/04/25


13 Review of Environmental Factors Determination 5 days Thu 24/04/25 Wed 30/04/25


14 Stage 4: Design  174 days Mon 5/08/24 Thu 3/04/25


15 Design Consultant Procurement 54 days Mon 5/08/24 Thu 17/10/24


16 Develop Masterplan 30 days Fri 18/10/24 Thu 28/11/24


17 Site Investigations (includig survey track centreline) 40 days Fri 18/10/24 Thu 12/12/24


18 Concept Design 70 days Fri 1/11/24 Thu 6/02/25


19 Detailed Design 40 days Fri 7/02/25 Thu 3/04/25


20 Stage 5: Community Consultation 211 days Fri 18/10/24 Fri 8/08/25


21 Community Engagement Consultant Procure 20 days Fri 18/10/24 Thu 14/11/24


22 Develop Consultation Plan 15 days Fri 15/11/24 Thu 5/12/24


23 Implement Plan (Landowners & Community engagement) 90 days Fri 6/12/24 Thu 10/04/25


24 Landowner Lease negotiations for corridor use 126 days Fri 14/02/25 Fri 8/08/25


25 Stage 6: Armidale Station to Ben Lomond ‐ Construction 375 days Fri 7/02/25 Thu 16/07/26


26 Procure Construction 80 days Fri 7/02/25 Thu 29/05/25


27 Site Establishment & Pre‐work record 30 days Fri 30/05/25 Thu 10/07/25


28 Removal of Railway Infrastructure 100 days Fri 11/07/25 Thu 27/11/25


29 Bridge Procurement 66 days Fri 11/07/25 Fri 10/10/25


30 Trail Civil Works inc Road Crossings  150 days Fri 8/08/25 Thu 5/03/26


31 Trailhead's 35 days Fri 6/03/26 Thu 23/04/26


32 Bridge Treatment Works 100 days Mon 13/10/25 Fri 27/02/26


33 Fencing & Stock Crossings  150 days Mon 2/06/25 Fri 26/12/25


34 Signage and general rectifications 20 days Fri 24/04/26 Thu 21/05/26


35 Demobilisation from Site 10 days Fri 22/05/26 Thu 4/06/26


36 Project Finalisation 30 days Fri 5/06/26 Thu 16/07/26


37 Project Completion 0 days Thu 16/07/26 Thu 16/07/26 16/0


J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A
Half 1, 2024 Half 2, 2024 Half 1, 2025 Half 2, 2025 Half 1, 2026 Half 2, 20
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Split
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Summary


Project Summary


Inactive Task


Inactive Milestone


Inactive Summary


Manual Task


Duration-only


Manual Summary Rollup


Manual Summary


Start-only


Finish-only


External Tasks


External Milestone


Deadline


Critical


Critical Split


Progress


Manual Progress
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Appendix B Project Estimate 
 


  







67


Description Quantity Unit Rate $ Cost $ Comment
ESTIMATE SUMMARY
INDIRECT COSTS item 1


 $      2,537,500 


DIRECT COSTS item 1
 $    13,515,230 


TOTAL  $    16,052,730 
Escalation % 6%


 $         963,164 
 Please note this is extremely difficult to forecast as is heavily subject to 
highly volatile external factors. A QS is recommended to review.  


Contingency % 25%
 $      4,013,183 


TOTAL Budget Recommended  $    21,029,076 


Armidale to Ben Lomond Distance 
(km) 


          67.000 


INDIRECT COSTS
 $      2,537,500 


            750,000 
Project Director Oversight 1 no        250,000             250,000  ARC Project Director 
Site Surveillance 1 no        250,000             250,000  On-ground site surveillance 
Technical input and review 1 no        250,000             250,000  Technical staff input 


            760,000 
Project Management - Design & Construction 
Procurement. Both RFT documents will need to 
run concurrently


1 no        380,000             380,000  Full design. RFT for construction 


Project Management - Contract Management & 
Site Surveillance


1 no        380,000             380,000  For Construction 


            230,000 
Bill to Close Railway 1 no            5,000                  5,000 
Organise Lease - Legal 1 no          15,000                15,000 
Amendment to LEP 1 no          10,000                10,000 
REF Consultant 1 no          50,000                50,000 
Aboriginal Cultural Heritage Assessment 1 no          50,000                50,000 
Statement of Heritage Impacts 1 no          50,000                50,000 


Biodiversity assessment (terrestrial and aquatic) 1 no          50,000                50,000 


            100,000 
Community Consultation - Consultant 1 no        100,000             100,000  Landowner Engagement 


            697,500 
Design Consultant 1 no        450,000             450,000 


Survey 1 no        110,000             110,000 
 Includes new potential requirement to pick up rail centreline before 
removal 


Geotechnical Investigations 1 no        110,000             110,000 
DDA Compliance Audit 1 no          10,000                10,000 
Signage & Development 1 no          17,500                17,500  Overall signage and wayfinding specification development  
DIRECT COSTS


       13,515,230 


         2,446,500 
Site Establishment 1 no        150,000             150,000  Site establishment costs added  
Clearing of Vegetation                                67.000 km         7,500.0             502,500  Includes increased rate (moderate increase in vegetation in section) 
Removal of Rubbish 1 nom          36,000                36,000  Add one-off removal of unidentified rubbish 
Erosion and Sediment Control                                67.000 km            5,000             335,000  Erosion and Sed control costs added  
Remove Rails and Sleepers                                67.000 km            9,000             603,000  Applied increased rate from $8 to $9 per m and assumes on sale 
Insurance - Works & PL 1 no          50,000                50,000 
Contractor Site Supervision & Management 1 no        770,000             770,000 


       11,068,730 


Bridge Treatments See Report Section 3.2.2             751,500  Updated to reflect revised costs 


Drainage                                67.000 km            8,000             536,000 
Path construction                                67.000 km          95,000          6,365,000  Increased from $60 to $80 per m 


Trailheads inc furniture See Report Section 3.2.4             760,652  Includes recommended increase 


Road Crossings inc signage See Report Section 3.2.7             284,678  Includes recommended increase 


Traffic Mgmt. and service location                                  60.00 Day               900                54,000 


Fencing New                                  67.00 km          23,000          1,541,000 
 $23/linear Meter (including contractor Margin). 50% of rail trail on both 
sides 


Repair or remove old fence                                  20.10 km            9,000             180,900  $9/linear Meter (including contractor Margin). 15% of trail on both sides 


Screening Plants 1 nom          75,000                75,000  8% of Fencing Budget 
Stock Crossings                                       10 each          10,000             100,000  $10k/crossing 
DDA Compliance Measures                                         8no          50,000             400,000  $50k/trailhead 
Signage 1 no          20,000                20,000 


Direct Cost per KM  $                    201,719.85 
Total Cost per KM  $                         313,867 


Core Construction Items


Preliminaries


NEW ENGLAND RAIL TRAIL
Armidale to Ben Lomond Distance (km)


Council Project Governance


Project Management


Project Approvals


Community Consultation


Design
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Appendix C Project Cashflow 
  







Armidale to Ben Lomond


INDIRECT COSTS
March April May June Total 23/24 July August September October November December 2024 Total January February March April May June Total 24/25 July August September October November December 2025 Total January February March April May June Total 25/26 2026 Total Cashflow Total


Council Project Governance
Project Director Oversight 5,000.00$  5,000.00$  5,000.00$  10,000.00$  25,000.00$   10,000.00$  10,000.00$  10,000.00$    10,000.00$  10,000.00$   10,000.00$   85,000.00$    10,000.00$    10,000.00$    10,000.00$    10,000.00$  10,000.00$  10,000.00$  120,000.00$  10,000.00$    10,000.00$    10,000.00$    10,000.00$       10,000.00$       10,000.00$       120,000.00$     10,000.00$       10,000.00$    10,000.00$    5,000.00$      5,000.00$      5,000.00$    105,000.00$     45,000.00$       250,000.00$         
Site Surveillance -$             -$              5,000.00$      5,000.00$    10,000.00$  15,000.00$  35,000.00$    20,000.00$    20,000.00$    20,000.00$    20,000.00$       20,000.00$       20,000.00$       155,000.00$     20,000.00$       20,000.00$    20,000.00$    15,000.00$    10,000.00$    10,000.00$  215,000.00$     95,000.00$       250,000.00$         
Technical input and review -$             5,000.00$    20,000.00$  20,000.00$    20,000.00$  20,000.00$   20,000.00$   105,000.00$  20,000.00$    20,000.00$    20,000.00$    17,000.00$  12,000.00$  12,000.00$  206,000.00$  4,000.00$      4,000.00$      4,000.00$      4,000.00$         4,000.00$         4,000.00$         125,000.00$     4,000.00$         4,000.00$      4,000.00$      4,000.00$      4,000.00$      44,000.00$       20,000.00$       250,000.00$         


Project Management
Project Management - Design & Construction Procurement. Both RFT 
documents will need to run concurrently


-$             30,000.00$  40,000.00$    40,000.00$  45,000.00$   45,000.00$   200,000.00$  45,000.00$    45,000.00$    45,000.00$    45,000.00$  380,000.00$  180,000.00$     -$                 -$                 380,000.00$         
Project Management - Contract Management & Site Surveillance


-$             -$              25,000.00$  25,000.00$  50,000.00$    25,000.00$    25,000.00$    25,000.00$    30,000.00$       30,000.00$       30,000.00$       215,000.00$     30,000.00$       30,000.00$    30,000.00$    25,000.00$    25,000.00$    25,000.00$  330,000.00$     165,000.00$     380,000.00$         


Project Approvals
Bill to Close Railway -$             5,000.00$    5,000.00$      5,000.00$      -$                 -$                 -$                 5,000.00$             
Organise Lease - Legal -$             3,000.00$    3,000.00$      3,000.00$    3,000.00$     3,000.00$     15,000.00$    15,000.00$    -$                 -$                 -$                 15,000.00$           
Amendment to LEP -$             1,500.00$      1,500.00$    1,500.00$     1,500.00$     6,000.00$      1,500.00$      2,500.00$      10,000.00$    4,000.00$         -$                 -$                 10,000.00$           
REF Consultant -$             4,000.00$      6,000.00$    6,000.00$     6,000.00$     22,000.00$    6,000.00$      6,000.00$      6,000.00$      6,000.00$    4,000.00$    50,000.00$    28,000.00$       -$                 -$                 50,000.00$           
Aboriginal Cultural Heritage Assessment -$             5,000.00$    8,000.00$     8,000.00$     21,000.00$    8,000.00$      8,000.00$      8,000.00$      5,000.00$    50,000.00$    29,000.00$       -$                 -$                 50,000.00$           
Statement of Heritage Impacts -$             5,000.00$    8,000.00$     8,000.00$     21,000.00$    8,000.00$      8,000.00$      8,000.00$      5,000.00$    50,000.00$    29,000.00$       -$                 -$                 50,000.00$           


Biodiversity assessment (terrestrial and aquatic)
-$             5,000.00$    8,000.00$     8,000.00$     21,000.00$    8,000.00$      8,000.00$      8,000.00$      5,000.00$    50,000.00$    29,000.00$       -$                 -$                 50,000.00$           


Community Consultation - Consultant -$             5,000.00$     10,000.00$   15,000.00$    15,000.00$    15,000.00$    10,000.00$    10,000.00$  5,000.00$    2,500.00$    72,500.00$    2,500.00$      2,500.00$      2,500.00$      2,500.00$         2,500.00$         2,500.00$         72,500.00$       2,500.00$         2,500.00$      2,500.00$      2,500.00$      2,500.00$      27,500.00$       12,500.00$       100,000.00$         


Design
Design Consultant -$             25,000.00$   75,000.00$   100,000.00$  100,000.00$  100,000.00$  100,000.00$  50,000.00$  450,000.00$  350,000.00$     -$                 -$                 450,000.00$         


Survey
-$             25,000.00$   25,000.00$    30,000.00$    30,000.00$    25,000.00$    110,000.00$  85,000.00$       -$                 -$                 110,000.00$         


Geotechnical Investigations -$             25,000.00$   25,000.00$    30,000.00$    30,000.00$    25,000.00$    110,000.00$  85,000.00$       -$                 -$                 110,000.00$         
DDA Compliance Audit -$             -$              10,000.00$    10,000.00$    10,000.00$       -$                 -$                 10,000.00$           
Signage & Development -$             6,000.00$     6,000.00$      6,500.00$      5,000.00$      17,500.00$    11,500.00$       -$                 -$                 17,500.00$           
DIRECT COSTS


Preliminaries
Site Establishment -$             -$              50,000.00$  75,000.00$  125,000.00$  125,000.00$     25,000.00$  25,000.00$       25,000.00$       150,000.00$         
Clearing of Vegetation -$             -$              50,000.00$  50,000.00$  100,000.00$  75,000.00$    75,000.00$    75,000.00$    75,000.00$       52,500.00$       50,000.00$       502,500.00$     402,500.00$     -$                 502,500.00$         
Removal of Rubbish -$             -$              5,000.00$    5,000.00$    10,000.00$    5,000.00$      5,000.00$      5,000.00$      5,000.00$         5,000.00$         1,000.00$         36,000.00$       26,000.00$       -$                 36,000.00$           
Erosion and Sediment Control -$             -$              20,000.00$  20,000.00$    25,000.00$    30,000.00$    30,000.00$    30,000.00$       35,000.00$       35,000.00$       205,000.00$     30,000.00$       30,000.00$    25,000.00$    15,000.00$    15,000.00$    15,000.00$  315,000.00$     130,000.00$     335,000.00$         
Remove Rails and Sleepers -$             -$              50,000.00$  50,000.00$    100,000.00$  100,000.00$  100,000.00$  100,000.00$     100,000.00$     53,000.00$       603,000.00$     553,000.00$     -$                 603,000.00$         
Insurance - Works & PL -$             -$              50,000.00$  50,000.00$    50,000.00$       -$                 -$                 50,000.00$           
Contractor Site Supervision & Management -$             -$              20,000.00$  50,000.00$  70,000.00$    55,000.00$    60,000.00$    65,000.00$    65,000.00$       70,000.00$       70,000.00$       455,000.00$     65,000.00$       65,000.00$    60,000.00$    55,000.00$    50,000.00$    20,000.00$  700,000.00$     315,000.00$     770,000.00$         


Core Construction Items


Bridge Treatments
-$             -$              -$              110,000.00$     170,000.00$     190,000.00$     470,000.00$     170,000.00$     111,500.00$  751,500.00$     281,500.00$     751,500.00$         


Drainage -$             -$              -$              50,000.00$    80,000.00$    90,000.00$       96,000.00$       90,000.00$       406,000.00$     80,000.00$       50,000.00$    536,000.00$     130,000.00$     536,000.00$         
Path construction -$             -$              -$              525,000.00$  800,000.00$  1,050,000.00$  1,070,000.00$  1,070,000.00$  4,515,000.00$  1,050,000.00$  800,000.00$  6,365,000.00$  1,850,000.00$  6,365,000.00$      


Trailheads inc furniture 
-$             -$              -$              -$                 300,000.00$  300,000.00$  160,652.00$  760,652.00$     760,652.00$     760,652.00$         


Road Crossings inc signage
-$             -$              -$              30,000.00$    35,000.00$    45,000.00$       50,000.00$       50,000.00$       210,000.00$     45,000.00$       29,678.00$    284,678.00$     74,678.00$       284,678.00$         


Traffic Mgmt. and service location -$             -$              -$              5,000.00$      5,000.00$      6,000.00$         6,000.00$         6,000.00$         28,000.00$       6,000.00$         5,000.00$      5,000.00$      5,000.00$      5,000.00$      54,000.00$       26,000.00$       54,000.00$           


Fencing New
-$             -$              -$              100,000.00$  150,000.00$  170,000.00$     180,000.00$     181,000.00$     781,000.00$     175,000.00$     165,000.00$  160,000.00$  160,000.00$  100,000.00$  1,541,000.00$  760,000.00$     1,541,000.00$      


Repair or remove old fence
-$             -$              -$              9,000.00$      15,000.00$    20,000.00$       20,000.00$       20,000.00$       84,000.00$       20,000.00$       20,000.00$    20,000.00$    20,000.00$    16,900.00$    180,900.00$     96,900.00$       180,900.00$         


Screening Plants -$             -$              -$              -$                 10,000.00$       10,000.00$    15,000.00$    15,000.00$    15,000.00$    10,000.00$  75,000.00$       75,000.00$       75,000.00$           
Stock Crossings -$             -$              -$              20,000.00$       20,000.00$       40,000.00$       20,000.00$       20,000.00$    20,000.00$    100,000.00$     60,000.00$       100,000.00$         
DDA Compliance Measures -$             -$              -$              -$                 100,000.00$  200,000.00$  100,000.00$  400,000.00$     400,000.00$     400,000.00$         
Signage -$             -$              -$              -$                 5,000.00$      5,000.00$      5,000.00$      5,000.00$    20,000.00$       20,000.00$       20,000.00$           


Contingency & Escalation
Escalation Cashflow -$             -$              17,000.00$  14,000.00$  16,000.00$  47,000.00$    21,000.00$    70,000.00$    94,000.00$    122,000.00$     129,000.00$     126,000.00$     609,000.00$     115,000.00$     91,000.00$    51,000.00$    55,000.00$    34,000.00$    8,164.00$    916,164.00$     354,164.00$     963,164.00$         
Contingency Cashflow


-$             -$              71,000.00$  60,000.00$  66,000.00$  197,000.00$  89,000.00$    290,000.00$  393,000.00$  506,000.00$     536,000.00$     526,000.00$     2,537,000.00$  480,000.00$     379,000.00$  215,000.00$  228,000.00$  142,000.00$  32,183.00$  3,816,183.00$  1,476,183.00$  4,013,183.00$      
March April May June July August September October November December January February March April May June July August September October November December January February March April May June 21,029,077.00$    


5,000$       5,000$       5,000$       10,000$       15,000$       68,000$       78,500$         95,500$       139,500$      250,500$      288,000$       297,500$       270,000$       346,000$     290,000$     321,500$     431,500$       1,410,500$    1,908,500$    2,460,500$       2,606,000$       2,554,500$       2,332,500$       1,842,678$    1,042,500$    1,109,500$    690,052$       155,347$     
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New England Rail Trail ‐ Armidale Station to Ben Lomond Section 


ID RISK CATEGORY
CAUSE


Due to…
RISK


There is a risk that…
EFFECT


Which could result in…
DATE 


RAISED
RISK IMPACT


RISK 
PROBABILITY


PRIORITY PREVENTATIVE CONTROL MEASURES OWNER BY WHEN
RESIDUAL 


IMPACT
RESIDUAL 


PROBABILITY
RISK STATUS COMMENTS


R-50 Cost
Original funding grant/ deed not extended from government and insufficent work is 
completed within allocated timeframe


Project fails to deliver a substantial amount of work along the Rail Trail and 
funding is lost for remainder of the project


Failure or delay of project. SEVERE LIKELY EXTREME 1
Council to request that funding be increased and time extended into FY24/25 to 


complete project.
Executive Sponsor Jun-23 SEVERE UNLIKELY VERY LOW OPEN


R-51 Cost
Unsuccessful in securing additional funding grant(s) or not to the full value 
recommended in the Armidale to Ben Lomond Desktop Report


Funding received is not sufficient to complete project to a minimum satisfactory 
level


Failure or delay of project. SEVERE LIKELY EXTREME 1
ARC seek additional funding or consider co-contribution, such as to cover coucil 
staff costs reduce expenditure against the BSBR allocation. ARC seek to reduce 


costs through the use of their own assets such as quarry material supply. 
Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-52 Cost 
Project is not completed in the set timeframe defined by the Black Summer Bushfire 
Recovery Grants Program - BSBR (June 2024)


Milestone payments requested after June 2024 are not paid under the BSBR 
funding


Failure or delay of project or requirement to secure 
additional funding


SEVERE LIKELY EXTREME 1
Inform the BSBR funding body of risk and negotiate opportunities. Continue with 


TfNSW ease and Bill requirements and avoid any potential delays. 
Executive Sponsor Jun-23 SEVERE UNLIKELY LOW OPEN


R-34 Procurement
Design and Construction RFT documentation running concurrently to reduce overall 
program timeframe 


Construction RFT documentation going to tender with only concept design 
completed 


Potential for variations during the construction period due to 
detailed design not being completed at tender time 


MAJOR LIKELY EXTREME 4
Construction RFT documents to clearly define items that may be lacking in design 
detail ie. bridge components. RFT documents to provide schedule of rates/ rates 
for variations for tenderers to price 


Project Manager Apr-23 MODERATE UNLIKELY  OPEN


R-32 Environmental
Any requirement to perform soil sampling as part of a detailed site investigation for the 
project 


Contamination (including asbestos) is identified.
Requirement for a RAP. Significant cost. Significant time 
delays. 


MAJOR LIKELY EXTREME 4
Justify concept design as a supported remediation option. Minimise excavation 
works. Manage operational use in light of possible contamination. 


Project Manager Aug-23 MINOR UNLIKELY HIGH OPEN


R-24 Environmental Possible contamination present in the ballast / rail corridor.  
Extensive investigations will be required to determine the extent of 
contamination.  


Significant cost for remediation.  Delays to the Project 
opening.  Perception of Public health issues, which impacts 
the reputation of the RT and Council.  


MAJOR POSSIBLE MEDIUM 6 Perform detailed review of environmental factors. Environmental Scientist Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-28 Planning The requirement to seek heritage approval from the State government (DPE) Heritage approval is not granted.
Inability to construct works at heritage sites such as bridges 
or stations


MAJOR POSSIBLE HIGH 6


Engagement of heritage consultant and Council heritage advisor to advise project 
team regarding heritage requirements for the project. Heritage consultant to 
prepare high quality documentation for application on behalf of Council. 
Consultant/Council staff to liaise and consult NSW Heritage Division staff 
regarding the project and justify design / make changes to design. Prepare 
concept design documentation early to enable early finalisation and lodgement of 
heritage application documentation. 


Project Manager Sep-23 MODERATE UNLIKELY MEDIUM OPEN


R-30 Environmental Endangered species of fauna discovered in construction footprint Loss of biodiversity during construction or operation Fines, poor reputation, visitor decline, rehabilitation costs MAJOR POSSIBLE HIGH 6
Fully consider impacts to fauna as a result of the project (including habitat and 
animal presence within the project footprint). Develop a concept design that is 
sympathetic to these species and habitat during both construction and operation. 


Environmental Scientist Sep-23 MINOR UNLIKELY MEDIUM OPEN


R-33 Procurement Market Conditions with the construction industry. The procurement model is not palatable / of interest to the market.
Not Enough Prospective Tenderers show interest in the 
procurement tender phase, reducing the likelihood of getting 
competitive pricing.  


MAJOR POSSIBLE HIGH 6
Communicate to market. Development of a procurement plan including 
identification of likely contractor requirements and early notifications to relevant 
sector.


Project Manager Aug-23 MAJOR UNLIKELY MEDIUM OPEN


R-45 Design Insufficient consideration of where the rail trail access points are


The Construction Contractor will not be able to easily access key construction 
areas, users of the rail trail will not be able to easily access the trail, and it will be 
too difficult for emergency services to access certain sections of the rail trail. 
(Emergency Access)


Added time and costs during construction.
Frustration from Users which will damage the reputation of 
the RT.
Reputation impact for Council if emergency services cannot 
easily access the RT.


MAJOR POSSIBLE HIGH 6
Determine potential access points. Liase with Emergency services as needed. 
Liaise with property owners to gain construction access where necessary.


Project Manager Sep-23 MAJOR UNLIKELY MEDIUM OPEN


R-10 Opposition Desire for trains. Lack of understanding of constraints Rail groups campaign against rail trail project. General lobbying against project. Negative impact on Councils reputation. MINOR
ALMOST 
CERTAIN


MEDIUM 11


Develop and implement education and marketing campaign to ensure factual 
information is available.
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY LOW OPEN


R-27 Planning Complexity of planning legislation
An LEP amendment that allows for environmental assessment under Part 5 is 
not facilitated


Inability to obtain planning approval SEVERE UNLIKELY MEDIUM 11
Lodge high level planning proposal with DPE. Continue to liaise with DPE 
contacts. Continue to manage relationships with State politicians. Continue to 
liaise with and seek support of local politicians.


Project Director End Dec 23 SEVERE UNLIKELY MEDIUM OPEN


R-49 Communication Lack of promotion; business case too optimistic Rail trail doesn't meet the success expected
Council reputation; Grant funding; maintenance cost; 
damage of RT brand in Australia


SEVERE UNLIKELY MEDIUM 11
Promotion; consult community and businesses; consider including community 
interactive areas such bbq, picnic areas; play ground; fitness gear


Project Director Ongoing SEVERE RARE LOW OPEN


R-9 Opposition Perceived negative affects (i.e. crime, trespassing, loss of privacy, etc.) Neighbouring landowners object to project Negative impact on Councils reputation. MINOR
ALMOST 
CERTAIN


MEDIUM 11
Proactive consultation.  Highlight the experiences from other successful rail trails. 
Clarify State intentions for consultation associated with legislation change. 
Possibly align consultation efforts.


Communication Officer Jun-23 MINOR LIKELY MEDIUM OPEN


R-11 Communication Lack of project resources. Lack of monitoring media. Lack of proactive consultation The project will receive significant adverse media attention. Negative impact on Councils reputation. MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Project media officer monitors media Communication Officer As Required MODERATE UNLIKELY MEDIUM OPEN


R-14 Human Resources Staff turnover. Staff workload. Resourcing Insufficient resources to professionally manage project Poor management of project.  Delay and additional costs MODERATE POSSIBLE MEDIUM 15 Allocate adequate resources to project Project Director Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-18 Communication Insufficient consultation or misleading consultation feedback. Objectors become very vocal about their issues with the project.  
Negative media reports, reduced community support, and 
negative impact on Councils reputation. 


MODERATE POSSIBLE MEDIUM 15 Proactive consultation. Record consultation activities Project Manager Jun-23 MINOR UNLIKELY  OPEN


R-31 Environmental Requirement to construct new waterway crossings Pollution of waterways, loss of fish and riparian habitat Fines, poor reputation MODERATE POSSIBLE MEDIUM 15


Design to replace decks on existing supports where possible or include single 
span bridges on abutments placed away from the banks of streams wherever 
possible. Engagement of competent construction contractor with demonstrated 
environmental performance. Requirement for construction contractor to develop


Project Manager End Dec 23 MINOR UNLIKELY MEDIUM OPEN


R-36 Procurement Contractor from a different state
Contractor is not familiar with GC21 Contract, Environmental Requirements, or 
other requirements.


Contractual conflicts.  MODERATE POSSIBLE MEDIUM 15
Clearly defined Contract Requirements, Upfront communication.  Ensure 
selection process identifies a Contractor who is familiar with the contractual 
requirements for a Project of this size. 


Project Manager End Dec 23 MODERATE UNLIKELY LOW OPEN


R-37 Procurement
Lack of sufficient Investigations - e.g. Geotechnical, Survey, Environmental, and Bridge 
treatments


Design changes Delays and increased costs MODERATE POSSIBLE HIGH 15
ARC or awarded design consultant  to conduct sufficient investigations during 
concept design


Project Manager Oct-23 MODERATE UNLIKELY MEDIUM OPEN


R-38 Design Private Owner Opposition
Where construction requires access through private property difficulties with 
construction methodology.


Loss of access for the Rail Trail.  Delays to the Project. MODERATE POSSIBLE VERY HIGH 15
Commence community consultation. Negotiate a suitable outcome with affected 
landowner(s).  Acquire the land if necessary.


Project Manager Early Jan 24 MINOR POSSIBLE LOW OPEN


R-5 Planning Underlying heritage/ecological/health issues uncovered Unforeseen environmental/planning constraints make project infeasible Delay and additional cost to project MODERATE POSSIBLE MEDIUM 15 Perform detailed review of environmental factors. Progress planning approvals. Environmental Scientist Sep-23 MODERATE UNLIKELY  OPEN


R-8 Political Neighbouring Council differing position precludes continuation of rail trail
Other Council's competing wants with respect to rail corridor reduces viability of 
ultimate rail trail


No extension of the rail trail as part of the NERT.  Reduced 
viability of the Ben Lomond to Glen Innes Stage of the rail 
trail


MODERATE POSSIBLE MEDIUM 15
Inform State representatives of the importance of future extensions of rail trail.
Engage with DPC/Ministers/local members to have whole corridor approved for 
Rail Trail.


Executive Sponsor Ongoing MODERATE UNLIKELY MEDIUM OPEN


R-29 Planning Failure to consult with NSW Fisheries early in the project.  The fisheries permits are not granted for the various creek crossings.  
Either significant delays in negotiating with NSW Fisheries, 
or the inability to deliver the project.


MAJOR UNLIKELY MEDIUM 24


Continue to liaise with and consult NSW Fisheries staff regarding the project 
including proposed site visit. Prepare concept design in support of application 
documentation early and submit documentation in support of application early to 
prevent risk of not obtaining approval. 


Environmental Scientist Sep-23 MODERATE RARE MEDIUM OPEN


R-35 Procurement
The RFT documentation being too ambiguous with regard to skills and experience 
required from the Contractor  


The successful Contractor does not have the appropriate skills and experience 
to deliver a high quality design and a high quality rail trail product. 


The construction of a rail trail that fails to impress the local 
community or visitors, confirmed by low visitor numbers.


MAJOR UNLIKELY HIGH 24 Clear requirements and constraints in the RFT documentation.  Project Manager Dec-23 MAJOR RARE LOW OPEN


R-41 Design Old timber bridges bypassed in poor conditions Bypassed old timber bridges become significant safety issue for the public
Damage to property / Serious injury to public and/or 
significant costs to keep bridges safe.


MAJOR UNLIKELY MEDIUM 24


Decide whether any timber bridges will be left in place and bypassed. Conduct an 
inspection pre-project completion to identify any immediate repairs required to 
reduce risk. Install appropriate signage and consider fencing. Continue 
negotiations with TfNSW and Crown Lands.  ARC to get advice from insurers / 
legal.


Project Manager End Aug 2023 MAJOR RARE  OPEN
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New England Rail Trail ‐ Armidale Station to Ben Lomond Section 


ID RISK CATEGORY
CAUSE


Due to…
RISK


There is a risk that…
EFFECT


Which could result in…
DATE 


RAISED
RISK IMPACT


RISK 
PROBABILITY


PRIORITY PREVENTATIVE CONTROL MEASURES OWNER BY WHEN
RESIDUAL 


IMPACT
RESIDUAL 


PROBABILITY
RISK STATUS COMMENTS


RISK MONITORINGRISK TREATMENTRISK IDENTIFICATION RISK PRIORITY


RISK 
LEVEL


RESIDUAL RISK LEVEL


RESIDUAL RISK


R-43 Environmental High risk of flooding
RT is blamed for upstream flooding issues, and RT infrastructure being washed 
away


Significant added costs, Council's reputation. MAJOR UNLIKELY MEDIUM 24


Minimise any additional new barriers placed below the current bridge deck heights 
that would impeded the flow of floodwaters.  If any low-level bypass crossings, set 
them as low as possible, and design to overtop, with resistance to uplift forces 
from flood flows. Hyrdology study to be undertaken. Opportunity to use any 
existing flood models for ARC.


Project Manager Jun-23 MAJOR UNLIKELY MEDIUM OPEN


R-6 Governance A reluctance by State Government to pass legislation to approve Rail Trail.  The legislation will not be passed within the timeframe required for the Project.
Delay in the ability of the successful Contractor to 
commence works.


MAJOR UNLIKELY HIGH 24
Commence early process to have legislation sumbission prepared and brought 
before parliament.


Executive Sponsor Sep-23 MAJOR RARE HIGH OPEN


R-17 Environmental Bushfires. The RT will be closed and infrastructure will be damaged.  Recovery costs.  Closure of trail - loss of income. MINOR POSSIBLE MEDIUM 29
Specify in design brief/scope the requirement for Design Resilience, where 
possible.


Project Manager Apr-23 MINOR POSSIBLE LOW OPEN


R-19 Planning The submission of private operator proposals Conflicting use of rail corridor proposal emerges (i.e. rail carts)
Spread of misinformation. Negative impact on Council's 
reputation


MODERATE UNLIKELY MEDIUM 29
Make clear and publicise Council's position on the rail trail. Provide information on 
why rail trail is best option for community


Project Director Ongoing MINOR UNLIKELY LOW OPEN


R-2 Cost
Initial conceptual estimate (and funding applied for) made with low level of 
information/knowledge of rail corridor. Detailed investigation may reveal that it does not 
cover the real cost of project. 


Funding received is not sufficient to complete project to a minimum satisfactory 
level


Major delay to project whilst additional funding is sought. MODERATE UNLIKELY LOW 29


Complete detailed investigation, survey and design. Engage specialist advice 
where required. Update project estimate regularly. Adjust scope to stay within 
budget.


Project Manager Apr-23 MODERATE RARE  OPEN


R-23 Cost
Transport for NSW requires recovery and storage of rails but will not contribute to this 
cost.


Cost of track removal/disposal is borne by project (no recovery of value) Increased costs MINOR POSSIBLE MEDIUM 29 Seek advice of Country Rail Contracts (Transport for NSW) Project Manager End Dec 2023 MINOR UNLIKELY LOW OPEN


R-48 Design
Insufficient Design consideration of future maintenance during the detailed design 
phase. 


Maintenance is higher than expected due to failing pavements, higher traffic 
volumes, etc.


Increase maintenance budget; lack of maintenance; rail trail 
deterioration


MODERATE UNLIKELY HIGH 29
Review design and options; lessons learnt from similar projects; pavement testing; 
control and monitor access to rail trail


Project Manager Jun-23 MINOR UNLIKELY MEDIUM OPEN


R-7 Governance
The volume of stakeholders/interested parties wanting to contribute to the governance 
body


There will be too many parties to create a viable functioning governance body.  
Failure to effectively manage rail trail. Poor service delivery. 
Additional costs.


MINOR POSSIBLE MEDIUM 29 Review governance models for Tumbarumba and other similar enterprises Executive Sponsor Apr-23 MINOR UNLIKELY LOW OPEN


R-1 Cost
Reluctance of Federal Govt to commit to the full funding of the RT Project due to 
uncertainty regarding Railway closure and land ownership.


Project funding (capital cost) not forthcoming Failure or delay of project. SEVERE RARE EXTREME 35 Maintain/increase positive liaison with local members/Ministers.
Continue communication with the Federal Govt.


Executive Sponsor Mar-23 SEVERE RARE HIGH OPEN


R-20 Planning Lack of passive surveillance Personal/user safety. Criminal incidents on trail
Perception that trail is dangerous. Reduced user volumes. 
Physical/psychological damage to victim


MINOR UNLIKELY LOW 36
Design for safety/surveillance.  Incorporate any lessons learned from other RT's 
in Australia or overseas. 


Project Manager Ongoing MINOR RARE VERY LOW OPEN


R-21 Environmental Lack of information being passed onto farmers adjoing the RT. Key issues such as Biosecurity, are not communicated with these Stakeholders. 
Negative feedback from farmers.  Negative impact on 
Councils and the RT's reputation. 


MINOR UNLIKELY MEDIUM 36
Commission the investigations into Biosecurity and communicate the results to 
local Farmers and adjoining landowners.  Incorporate any lessons learned from 
the Tweed rail trail section.


Project Director Ongoing INSIGNIFICANT UNLIKELY MEDIUM OPEN
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ID Task 
Mode


Task Name Duration Start Finish


1 Stage 1: Project Deed & Lease 170 days Mon 5/02/24 Fri 27/09/24


2 Negotiate deed to change approved funding scope 50 days Mon 5/02/24 Fri 12/04/24


3 ARC Decision to Proceed with Project (April Meeting) 10 days Mon 15/04/24 Fri 26/04/24


4 Legislation to close railway (9.828km) 90 days Mon 29/04/24 Fri 30/08/24


5 Lease and Governance with TfNSW 110 days Mon 29/04/24 Fri 27/09/24


6 Negotiate short-term investigation stage lease 20 days Mon 29/04/24 Fri 24/05/24


7 Negotiate long-term construction & operation lease 110 days Mon 29/04/24 Fri 27/09/24


8 Stage 2: Project Approvals 20 days Mon 2/09/24 Fri 27/09/24


9 Bill for closing railway - Legislation is passed 20 days Mon 2/09/24 Fri 27/09/24


10 Stage 3: REF 125 days Mon 29/04/24 Fri 18/10/24


11 REF Consultant Procurement 20 days Mon 29/04/24 Fri 24/05/24


12 REF Preparation 40 days Mon 27/05/24 Fri 19/07/24


13 Section 60 Heritage Application 60 days Mon 22/07/24 Fri 11/10/24


14 Review of Environmental Factors Determination 5 days Mon 14/10/24 Fri 18/10/24


15 Stage 4: Procurement 50 days Mon 29/04/24 Fri 5/07/24


16 Design and Construct Procurement 50 days Mon 29/04/24 Fri 5/07/24


17 Stage 5: Design 85 days Mon 8/07/24 Fri 1/11/24


18 Develop Masterplan 30 days Mon 8/07/24 Fri 16/08/24


19 Site Investigations (including survey track centreline) 30 days Mon 8/07/24 Fri 16/08/24


20 Concept Design 40 days Mon 29/07/24 Fri 20/09/24


21 Detailed Design 30 days Mon 23/09/24 Fri 1/11/24


22 Stage 6: Community Consultation 110 days Mon 5/08/24 Fri 17/01/25


23 Community Engagement Consultant Procurement 20 days Mon 5/08/24 Fri 30/08/24


24 Develop Consultation Plan 15 days Mon 2/09/24 Fri 20/09/24


25 Implement Plan (Landowners & Community engagement) 60 days Mon 23/09/24 Fri 13/12/24


26 Landowner Lease negotiations for corridor use 60 days Mon 14/10/24 Fri 17/01/25


27 Stage 7: Armidale Station to Dumaresq Trailhead Construction 95 days Mon 4/11/24 Fri 28/03/25


28 Site Establishment & Pre-work record 5 days Mon 4/11/24 Fri 8/11/24


29 Bridge Procurement 40 days Mon 4/11/24 Fri 10/01/25


30 Bridge Treatment Works 20 days Mon 13/01/25 Fri 7/02/25


31 Removal of Railway Infrastructure 30 days Mon 11/11/24 Fri 20/12/24


32 Trail Civil Works inc Road Crossings 40 days Mon 2/12/24 Fri 7/02/25


33 Trailheads 20 days Mon 27/01/25 Fri 21/02/25


34 Fencing & Stock Crossings 20 days Mon 10/02/25 Fri 7/03/25


35 Signage and general rectifications 10 days Mon 24/02/25 Fri 7/03/25


36 Demobilisation from Site 5 days Mon 10/03/25 Fri 14/03/25


37 Project Finalisation 10 days Mon 17/03/25 Fri 28/03/25


38 Project Completion 0 days Fri 28/03/25 Fri 28/03/25 28/03


Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul
Qtr 1, 2024 Qtr 2, 2024 Qtr 3, 2024 Qtr 4, 2024 Qtr 1, 2025 Qtr 2, 2025 Qtr 3, 2025


Task


Split


Milestone


Summary


Project Summary


Inactive Task


Inactive Milestone


Inactive Summary


Manual Task


Duration-only


Manual Summary Rollup


Manual Summary


Start-only


Finish-only


External Tasks


External Milestone


Deadline


Critical


Critical Split


Progress


Manual Progress
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Project: NERT A2D Program
Date: Wed 27/03/24








9.828


Description Quantity Unit Rate $ Cost $ Comment


ESTIMATE SUMMARY
INDIRECT COSTS item 1


 $      1,607,500 


DIRECT COSTS item 1
 $      2,559,069 


TOTAL  $      4,166,569 
Escalation % 6%


 $         249,994 
 Please note this is extremely difficult to forecast as is heavily subject to 
highly volatile external factors. A QS is recommended to review.  


Contingency % 25%


 $      1,041,642 


TOTAL Budget Recommended  $      5,458,205 


Armidale to Dumaresq Distance 
(km) 


            9.828 


INDIRECT COSTS
 $      1,607,500 


 $    300,000.00 
Project Director Oversight 1 no        100,000  $    100,000.00  ARC Project Director 
Site Surveillance 1 no        100,000  $    100,000.00  On-ground site surveillance 
Technical input and review 1 no        100,000  $    100,000.00  Technical staff input 


 $    280,000.00 
Project Management - Design & Construction 
Procurement. Both RFT documents will need to 
run concurrently


1 no        140,000  $    140,000.00  Full design. RFT for construction 


Project Management - Contract Management & 
Site Surveillance 1 no        140,000  $    140,000.00  For Construction 


 $    230,000.00 
Bill to Close Railway 1 no            5,000  $        5,000.00 
Organise Lease - Legal 1 no          15,000  $      15,000.00 
Amendment to LEP 1 no          10,000  $      10,000.00 
REF Consultant 1 no          50,000  $      50,000.00 
Aboriginal Cultural Heritage Assessment 1 no          50,000  $      50,000.00 
Statement of Heritage Impacts 1 no          50,000  $      50,000.00 


Biodiversity assessment (terrestrial and aquatic) 1 no          50,000  $      50,000.00 


 $    100,000.00 
Community Consultation - Consultant 1 no        100,000  $    100,000.00  Landowner Engagement 


 $    697,500.00 
Design Consultant 1 no        450,000  $    450,000.00 


Survey 1 no        110,000  $    110,000.00 
 Includes new potential requirement to pick up rail centreline before 
removal 


Geotechnical Investigations 1 no        110,000  $    110,000.00 
DDA Compliance Audit 1 no          10,000  $      10,000.00 
Signage & Development 1 no          17,500  $      17,500.00  Overall signage and wayfinding specification development  
DIRECT COSTS


 $ 2,559,069.00 


 $    489,735.00 
Site Establishment 1 no          50,000  $      50,000.00  Site establishment costs added  


Clearing of Vegetation                                  9.828 km         7,500.0  $      73,710.00  Includes increased rate (moderate increase in vegetation in section) 


Removal of Rubbish 1 nom            9,000  $        9,000.00  Add one-off removal of unidentified rubbish 
Erosion and Sediment Control                                  9.828 km            5,000  $      49,140.00  Erosion and Sed control costs added  
Remove Rails and Sleepers                                  9.828 km            9,000  $      88,452.00  Applied increased rate from $8 to $9 per m and assumes on sale 
Insurance - Works & PL 1 no          12,500  $      12,500.00 
Contractor Site Supervision & Management 1 no        206,933  $    206,933.00  10% allowance of Core Construction Items 


 $ 2,069,334.00 
Bridge Treatments See Report Section 3.2.2  $    293,000.00  Updated to reflect revised costs 
Drainage                                  9.828 km            8,000  $      78,624.00 
Path construction                                  9.828 km          95,000  $    933,660.00  Increased from $60 to $80 per m 
Trailheads inc furniture See Report Section 3.2.4  $    203,780.00  Includes recommended increase 
Road Crossings inc signage See Report Section 3.2.7  $      55,984.00  Includes recommended increase 
Traffic Mgmt. and service location                                  35.00 Day               900  $      31,500.00 


Fencing New                                    9.83 km          23,000  $    226,044.00 
 $23/linear Meter (including contractor Margin). 50% of rail trail on both 
sides 


Repair or remove old fence                                    2.95 km            9,000  $      26,536.00  $9/linear Meter (including contractor Margin). 15% of trail on both sides 


Screening Plants 1 nom          20,206  $      20,206.00  8% of Fencing Budget 
Stock Crossings                                         4 each          10,000  $      40,000.00  $10k/crossing 
DDA Compliance Measures                                         3 no          50,000  $    150,000.00  $50k/trailhead 
Signage 1 no          10,000  $      10,000.00 


Direct Cost per KM  $                    260,385.53 
Total Cost per KM  $                         555,373 


Core Construction Items


Preliminaries


NEW ENGLAND RAIL TRAIL
Armidale to Dumaresq Distance (km)


Council Project Governance


Project Management


Project Approvals


Community Consultation


Design
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CONTENTS OF THIS PLAN OF MANAGEMENT  


This Plan of Management is divided into the following sections:  


SECTION  WHAT DOES IT INCLUDE  
1. INTORDUCTION 


 
2. LAND DESCRIPTION  


 
3. BASIS OF MANAGEMENT  


 
4. DEVELOPMENT AND USE  


 
5. ACTION PLAN  


 
6. APPENDECIES  


A. Community Land covered by this Plan 
of Management  


B. Identification Maps  
C. Plan of Management Legislative 


Framework  
D. Aboriginal Interests in Crown Land  


1. Background to the Plan of Management 
– what is a Plan of Management, the 
necessity for Plans of Management and 
the process of preparing a Plan of 
Management, community consultation 
and contents  
 


2. Detailing Land covered by the Plan of 
Management 
 


3. Guiding Principles & Key Strategic 
Directions; Categorisation of Community 
Land; Guidelines and Core Objectives for 
Management of Community Land   
 


4. Permissible Uses & Future Uses of 
Community Land; Authorisation of 
Leases, Licences, and other Estates; 
Native Title & Aboriginal Land Rights  
 


5. Action Plan for management of 
Community Land  
 


6. Appendices 
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KEY INFORMATION  


This Plan of Management hereafter has been prepared by Armidale Regional Council (“Council”) and 


provides direction as to the use and management of Council-Owned Community land and Council-


Managed Crown Reserves classified as ‘Community land’ in the Armidale Regional Council area.  


The Plan of Management is required in accordance with Section 3.23 of the Crown Land 


Management Act 2016 and Section 36 of the Local Government Act 1993. 


The Plan of Management outlines the way the Land will be used and provides the framework for 


Council to follow in relation to the express authorisation of Leases and Licence on the Land.   


ACKNOWLEDGEMENT OF COUNTRY AND TRADITIONAL OWNERS  


We acknowledge the traditional custodians of this Land and pay our respects to elders’ past, present 


and emerging. The Armidale Regional Community pays tribute to their love of Land, love of people, 


and love of culture. 
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PART (1) 


INTRODUCTION 


Cemeteries play an important part in community identity, history and social structures. 


Armidale Regional Council is responsible for a number of Cemeteries including within regional and 


rural landscapes consisting of Council-owned land, land managed by Council on behalf of Crown 


Lands NSW and Land Devolved to Council.   


This Plan of Management (“Plan of Management”) outlines how Armidale Regional Council proposes 


to manage cemeteries in line with legislative requirements as Community land.  


Purpose of the Plan of Management 


The LG Act requires a Plan of Management to be prepared for all public Land that is classified as 


‘Community land’ under that Act.   


The Crown Land Management Act 2016 (the CLM Act) authorises local Councils (“Council Managers”) 


appointed to manage dedicated or reserved Crown Land to manage that Land as if it were public 


Land under the LG Act. Therefore, all Crown Land Reserves managed by Council are also required to 


have a Plan of Management under the LG Act. A Plan of Management is required for all Council-


managed Crown reserves on community land. 


The purpose of this Plan of Management is to: 


• Contribute to the Council’s broader strategic goals and vision as set out in the: Armidale 
Regional Council – Advancing Our Region Community Plan 2022-2032 (“Community Plan”) 
and Armidale Regional Council – Delivery Program 2022-2026 (“Delivery Program”);  


• Ensure compliance with the prescribed legislation, including the LG Act and the Crown Land 
Management Act 2016 (“CLM Act”);  


• Provide clarity as to the future development, use and management of community land; and  


• Ensure consistent management that supports a unified approach to meeting the varied 
needs of the community. 


Further information about the legislative context of Crown Reserve plans of management can be 


found in Appendix A3 of this document.  


Process of preparing this Plan of Management 


This Plan of Management is a revised version and amalgamation of previous plans of management 
including Armidale Regional Council, Guyra Shire Council and Dumaresq Shire Council and any other 
plans of managements involved in the management of community land, including cemeteries and 
surrounding land. 


 







TRIM: 


  
Page 4 of 53 
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Change and Review of Plan of Management 


This Plan of Management will require regular review in order to align with community values and 
changing community needs and to reflect changes in Council priorities. Council has determined that 
it will review the Plan of Management within 5 years of its adoption. However, the performance of 
this Plan of Management will be reviewed on an as required basis to ensure that the Reserve is being 
managed in accordance with the Plan of Management is well maintained and provides a safe 
environment for public enjoyment. 


Council may continue to acquire or divest land for the benefit of the community. Land may also 
come into council’s ownership by dedication of land for open space. The appendices to this Plan of 
Management may be updated from time to time, reflecting significant changes to the condition of 
the community land, or to reflect new acquisitions or dedications of land. 


The community will have an opportunity to participate in reviews of this Plan of Management. 


Community Consultation 


Community Consultation is an important step in the process of establishing Plans of Management. 
The views of the community play a large role in guiding Council’s management of Land.  


Before a Plan of Management can be adopted by Council, it must be placed on public exhibition for 
at least 28 days. The period in which written submissions can be received is not less than 42 days 
from the first day of public exhibition.  


In addition, a public hearing must be held, in accordance with the requirements of Sections 40(A) 
and 47(G) of the Act if community land is intended to be either categorised or re- categorised.    


This Plan of Management was placed on public exhibition from [XX/XX/XXXX to XX/XX/XXXX] in 
accordance with the requirements of section 38 of the LG Act. A total of [XX] submissions were 
received. Council considered these submissions before adopting the Plan of Management. 


In accordance with section 39 of the LG Act, prior to being placed on public exhibition, the draft Plan 
of Management was referred to the Department of Planning, Industry and Environment – Crown 
Lands (“the Department”), as representative of the state of NSW, which is the owner of the Reserve. 
Council has included in the plan any provisions that have been required by the Department.  
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PART (2)  


LAND DESCRIPTION 


This Plan of Management includes Cemeteries within Armidale’s LGA.  


The community land that is covered by this document is listed in Appendix A1. The land covered by 
this document is defined by real property identifiers (lots and deposited plans) and Reserve 
Numbers (Crown land only). 


Some community land is not covered by this Plan of Management, generally because they need site-
specific Plans of Management to be prepared. Contact the Council or refer to the Council’s website 
for information about other public land not listed in Appendix A1.  


Owner of the Land 


This Plan of Management includes Council-owned Land and Land owned by the Crown which is 


managed by the Council as Crown Land Manager under the Crown Land Management Act 2016, land 


devolved to Council and other Land managed by Council that is Community land. The owner of the 


Land is identified in Appendix A1. 


Land Excluded from this Plan of Management 


Land that is not covered by this PLAN OF MANAGEMENT may include:  


• Community land covered by specific Plan of Managements;  


• Public open spaces and recreation facility assets within Council’s local government area (LGA) 


which are owned or managed by other entities; 


• Privately owned land which is made available for public use; and  


• Road that has been physically closed. 
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PART (3)  


BASIS OF MANAGEMENT 


Armidale Regional Council intends to manage Community land subject of this Plan of Management 


to meet: 


• Assigned categorisation of Community land; 


• The LG Act guidelines and core objectives for Community land set out in Table X1; 


• the Council’s strategic objectives and priorities; and  


• Development and use of the Land outlined in Section 6 of the LG Act.  


Guiding Principles & Key Strategic Directions   


Guiding principles derived from the Armidale Regional Council – Cemeteries Operations 


Management Policy applying to Land within the Armidale Regional Council LGA include:  


(1) To provide guidelines for the operational management of all cemeteries within the Armidale 


Regional Council area; 


(2) To provide safe, consistent and socially acceptable standards and practices for the benefit 


the public, Council staff and funeral directors; and  


(3) To ensure cost effective maintenance and consistency of appearance within our cemeteries. 


The guiding principles and key strategic directions derived from Armidale Regional Council’s 


Community Plan and Delivery Program applicable to community land within the Armidale Regional 


Council LGA include:  


(1) A destination of choice, renowned for its beauty, heritage and unique attractions – 


Strategies:  


• Promote a regional approach to tourism that grows our reputation as a destination of 


choice in NSW;  


• Promote and enhance the extraordinary natural assets, beauty, climate, and location 


that our region enjoys; 


• Provide attractions and events that enhance our region’s offering to locals and Tourists; 


 


(2) Quality infrastructure that makes it safe and easy to travel around our region – Strategies:  


• Build and maintain quality, safe, and accessible road transport infrastructure including 


roads, footpaths, kerbs, bus stops and parking facilities;  


• Support the implementation and usage of active transport infrastructure across the 


region; 


 


(3) A flourishing natural environment that is protected and enhanced - Strategies: 


• Promote and support biodiversity protection and management; 


• Protect and enhance our waterways, catchments and creek lands; 


• Foster collaborations that improve understanding and action to protect our natural 


environment; 
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(4) A clean, green, and responsible region - Strategies: 


• Proactively adapt to and mitigate the local impacts of climate change; 


• Promote and increase use of renewable resources and alternative energy sources; 


• Collect, handle, dispose, recycle and reuse waste responsibly and innovatively; 


• Create a cleaner, healthier environment with good air quality; 


• Ensure the community is provided with safe and accessible water that is sustainably 


managed now and into the future; 


• Prepare for, prevent, and manage natural disasters; 


 


(5) Public spaces and infrastructure that facilitate health, community connections and 


opportunities - Strategies: 


• Provide appropriate, planned and maintained facilities that allow people to meet, 


congregate and learn; 


• Enhance the public spaces and natural landscapes that are a part of our region’s identity 


and provide beauty, vibrancy, community connection and healthy ecosystem; 


• Foster towns and villages that are vibrant, well-serviced and supported to achieve their 


localised priorities; 


• Enhance and maintain sporting facilities to meet the needs of our local community and 


neighbouring regions, and to entice regional, state, and national events; 


• Enhance and maintain recreation spaces to offer quality of life, entertainment and family-


friendly activities to residents and visitors; 


 


(6) Proactive, responsible, and innovative regional planning that grows us sustainably - 


Strategies:  


• Preserve and enhance our architecture and heritage; 


 


(7) Access to the services and support that facilitate quality of life - Strategies:  


• Ensure health and community service provision meets the needs of our growing and 


ageing population; 


• Recognise and support the diverse needs of our community; 


• Foster safety and security within our community and support the provision of basic 


needs;  


 


(8) A proud, inclusive, and cohesive community that celebrates our region in all its diversity and 


culture - Strategies:  


• Support artistic endeavours, events, and celebrations, creating a thriving arts and 


culture scene; 


• Provide public access to facilities that enhance our learning, social and culture fulfilment 


Celebrate our local Aboriginal history and traditions, and support cultural understanding 


and development; 


• Celebrate our rich regional history and heritage; 


• Create an inclusive and cohesive community that celebrates differences and similarities;  


• Encourage, support, and promote community groups and volunteers in their invaluable 


contributions to community life; 


(9) An informed and actively engaged community, that builds partnerships and shapes its future 


- Strategies: 
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• Help the community to be informed and have input into decisions about its region and 


future; 


• Create partnerships between our community, levels of government and businesses that 


contribute to our growth and development;  


• Empower the community and our leaders to make positive change and to unify the 


region; 


 


(10)  Strong governance and leadership that supports our region to grow and prosper -   


Strategies:  


• Provide a strong, transparent, sustainable, and responsive governance for our region; 


• Ensure that strategic directions are informed by, and with, the community and are 


delivered in consideration of available resources; 


• Manage public resources responsibly and efficiently for the benefit of the community; 


and  


• Make open and transparent decisions that are informed by stakeholders, leading 


practices, systems, and technologies. 


Categorisation of the Land 


All Community land is required to be categorised as one or more of the below categories. 


Where the Land is owned by the Crown, the category assigned should align with the purpose for 
which the Land is dedicated or reserved.  


The LG Act defines five categories of Community land and Clauses 102 – 111 of Division 1 of Part 4 of 
the Local Government (General) Regulation 2005 provide guidelines for each category as shown 
below: 


(1) General Community Use –  


• All areas where the primary purpose relates to public recreation and the physical, cultural, 
social, and intellectual welfare or development of members of the public. This includes 
venues such as community halls, scout and guide halls, and libraries. 


• Under Section 36(4) of the Act land should be categorised as General Community Use “if the 
land may be made available for use for any purpose for which community land may be 
used, whether by the public at large or by specific sections of the public, and is not required 
to be categorised as a natural area under sec 36A, 36B or 36C of the Act and does not 
satisfy the guidelines for categorisation as a park, Sportsground, and an area of cultural 
significance or natural area.” 


(2) Park –  


• Areas primarily used for passive recreation. 


• Under Section 36(4) of the Act land should be categorised as a Park “if the land is, or is 
proposed to be improved by landscaping, gardens or the provision of non-sporting 
equipment and facilities, for use mainly for passive or active recreational, social, 
educational and cultural pursuits that do not unduly intrude on the peaceful enjoyment of 
the land by others. 


(3) Sportsground –  


• Areas where the primary use is for active recreation involving organised sports or the 
playing of outdoor games. 


• Under Section 36(4) of the Act land should be categorised as a Sportsground “if the land is 
used or is proposed to be used primarily for active recreation involving organised sports or 
the playing of outdoor games.” 
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(4) Natural Area –  


• All areas that play an important role in the area’s ecology.  


• Under Section 36(4) of the Act land should be categorised as a Sportsground “if the land, 
whether or not in an undisturbed state, possesses a significant geological feature, 
geomorphological feature, landform, representative system or other natural feature or 
attribute that would be sufficient to further categorise the land as bushland, wetland, 
escarpment, watercourse or foreshore under section 36(5) of the Act.” 
 


4(i) Natural Area - Bushland:  


Land that is categorised as a natural area should be further categorised as bushland 


under section 36(5) of the Act if the land contains primarily native vegetation and that 


vegetation:  


a) is the natural vegetation or a remainder of the natural vegetation of the land; or  


 


b) although not the natural vegetation of the land, is still representative of the 


structure or floristics, or structure and floristics, of the natural vegetation in the 


locality.  


 


Such land includes:  


• Bushland that is mostly undisturbed with a good mix of tree ages, and natural 


regeneration, where the understorey is comprised of native grasses and herbs or 


native shrubs, and that contains a range of habitats for native fauna (such as logs, 


shrubs, tree hollows and leaf litter); or  


• Moderately disturbed bushland with some regeneration of trees and shrubs, 


where there may be a regrowth area with trees of even age, where native shrubs 


and grasses are present in the understorey even though there may be some weed 


invasion; or  


• Highly disturbed bushland where the native understorey has been removed, 


where there may be significant weed invasion and where dead and dying trees 


are present, where there is no natural regeneration of trees or shrubs, but where 


the land is still capable of being rehabilitated.” 


 


4 (ii) Natural Area - Waterway:  


“Land that is categorised as a natural area should be further categorised as a watercourse 


under section 36(5) of the Act if the land includes:  


a) any stream of water, whether perennial or intermittent, flowing in a natural 


channel, or in a natural channel that has been artificially improved, or in an artificial 


channel that has changed the course of the stream of water, and any other stream 


of water into or from which the stream of water flows; and  


 


b) associated riparian land or vegetation, including land that is protected land for 


the purposes of the Rivers and Foreshores Improvement Act 1948 or State protected 


land identified in an order under section 7 of the Native Vegetation Conservation Act 


1997.  


 


The boundary of the watercourse for the purpose of this generic Plan of Management 


includes the watercourse and associated riparian vegetation on the bank of the 


watercourse. Where activity is proposed for a watercourse which is defined as protected 
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land under the Native Vegetation Conservation Act 1997, this land must be managed in 


accordance with the provisions of these Acts. 


 


4 (iii) Natural Area - Wetland:  


“Land that is categorised as a natural area should be further categorised as wetland 


under section 36(5) of the Act if the land includes marshes, mangroves, backwaters, 


billabongs, swamps, sedge lands, wet meadows or wet heath lands that form a water 


body that is inundated cyclically, intermittently or permanently with fresh, brackish or 


salt water, whether slow moving or stationary.” 


 


4 (iv) Natural Area - Escarpment:  


“Land that is categorised as a natural area should be further categorised as an 


escarpment under section 36(5) of the Act if: a) the land includes such features as a long 


cliff-like ridge or rock; and b) the land includes significant or unusual geological, 


geomorphological or scenic qualities.” 


 


(5) Cultural Significance –  
For areas with Aboriginal, aesthetic, archaeological, historical, technical, research or social 
significance. Where a site that might otherwise be categorised as park, general community 
use, Sportsground or natural area, is affected by an item that Council, by resolution, has 
identified as being a site that Council considers to be of Aboriginal, Historical or Cultural 
Significance, that site is categorised as an area of Cultural Significance.  
 


Sites categorised as specifically Cultural Significance must be covered by a Site-Specific Plan 


of Management and are therefore not covered by this generic Plan of Management. 


The Categories applicable to the Land subject of this Plan of Management are as follows:  


(1) General Community Use  


(2) Natural Area  


Guidelines and Core Objectives for Management of Community land 


The management of Community land is governed by the categorisation of the Land, its purpose and 
the core objectives of the relevant category of Community land (see Categorisation of the Land).  


Council may then apply more specific management objectives to Community land, though these 
must be compatible with the core objectives for the Land. 


The guidelines for categorisation of Community land are set out in the Local Government (General) 
Regulation 2021. The core objectives for each category are set out in the LG Act.   


The guidelines and core objectives for General Community Use and Natural Area categories are set 
out in Table X1 below.  


Community land is valued for its important role in the social, intellectual, spiritual and physical 
enrichment of residents, workers, and visitors to the Armidale Regional Council area. 


The intrinsic value of Community land is also recognised, as is the important role this land plays in 
biodiversity conservation and ecosystem function. 


Armidale Regional Council encourages a wide range of uses of Community land and intends to 
facilitate uses which increase the activation of its land, where appropriate.  
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Table X1: Guidelines and Core Objectives for Community land Categories 


Guidelines – from the Local Government (General) 
Regulation 2005 


Core objectives – from the Local Government Act 
1993 


Clause 106 – General Community Use: 
 
Land that may be made available for use for any 
purpose for which Community land may be used, 
and does not satisfy the definition of natural area, 
sportsground, park or area of cultural significance. 


Category General Community Use 
(Section 36I): 
• To promote, encourage and provide for the use of 
the Land; 
• To provide facilities on the Land, to meet the 
current and future needs of the local community and 
of the wider public: 
(a) in relation to public recreation and the physical, 
cultural, social and intellectual welfare or 
development of individual members of the public, 
and 
(b) in relation to purposes for which a Lease, Licence 
or other estate may be granted in respect of the 
Land (other than the provision of public utilities and 
works associated with or ancillary to public utilities). 


Clause 102 – Natural Areas: 
Land possessing a significant feature that would be 
sufficient to further categorise the Land as 
bushland, wetland, escarpment, watercourse or 
foreshore. 


Category Natural Area (Section 36E): 
• To conserve biodiversity and maintain ecosystem 
function in respect of the Land, or the feature or 
habitat in respect of which the Land is categorised as 
a natural area 
• To maintain the Land, or that feature or habitat, in 
its natural state and setting  
• To provide for the restoration and regeneration of 
the Land 
• To provide for community use of and access to the 
Land in such a manner as will minimise and mitigate 
any disturbance caused by human intrusion 
• To assist in and facilitate the implementation of 
any provisions restricting the use and management 
of the Land that are set out in the Biodiversity 
Conservation Act 2016 or the Fisheries Management 
Act 1994. 


Clause 107 – Bushland: 


• land containing primarily native vegetation that is 
the natural vegetation or a remainder of the 
natural vegetation of the land, or although not the 
natural vegetation, is still representative of the 
structure or floristics of the natural vegetation in 
the locality. 


Category Bushland (Section 36J): 


• To ensure the ongoing ecological viability of the 
land by protecting the ecological biodiversity and 
habitat values of the land, the flora and fauna of the 
land and other ecological values 


• To protect the aesthetic, heritage, recreational, 
educational and scientific values of the land 


• To manage the land in a manner that protects and 
enhances the values and quality of the land and 
facilitates public enjoyment of the land, and to 
implement measures to minimise or mitigate 
disturbance caused by human intrusion 


• To restore degraded bushland 


• To protect existing landforms such as natural 
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drainage lines, watercourses and foreshores 


• To retain bushland in parcels of a size and 
configuration that will enable the existing plant and 
animal communities to survive in the long term 


• To protect bushland as a natural stabiliser of the 
soil surface. 


The facilities on Community land may change over time, reflecting the needs of the community. 


Restrictions on Management of Crown Land 


Council is the Crown Land Manager of the Crown Reserves described in this Plan of Management in 


accordance with the legislation and conditions imposed by the minister administering the Crown 


Land Management Act 2016. The use of the Land described in this Plan of Management must: 


• Be consistent with the purpose for which the Land was dedicated or reserved; 


• Consider Native Title rights and interests and be consistent with the provisions of the 


Commonwealth Native Title Act 1993; 


• Consider the inchoate interests of Aboriginal people where an undetermined Aboriginal 


Land Claim exists; 


• Consider and not be in conflict with any interests and rights granted under the Crown Land 


Management Act 2016; and  


• Consider any interests held on Title. 


Council’s Strategic Objectives and Priorities 


Armidale Regional Council, in consultation with the community, has developed the following 


strategies and plans to identify the priorities and aspirations of the community and the delivery of a 


vision for the future. They have a direct influence on the objectives, uses and management approach 


covered by Plan of Managements. 
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PART (4)  


DEVELOPMENT AND USE  


This Plan of Management contains information about the existing use of the land, including 


condition of the land and structures, use of the land and structures, and current leases, licences and 


estates on the land. 


Permissible Uses / Future Uses 


Community land is valued for its important role in the social, intellectual, spiritual and physical 
enrichment of residents, workers, and visitors to the Armidale Regional area. The intrinsic value of 
Community land is also recognised, as is the important role the Land plays in biodiversity 
conservation and ecosystem function. 


Armidale Regional Council encourages a wide range of uses of Community land and intends to 
facilitate uses which increase the activation of its Land, where appropriate.  


The use of Community land is frequently supported by appropriate ancillary development such as 
amenity blocks. The general types of uses which may occur on Community land categorised as 
General Community Use and Natural Area and the forms of development generally associated with 
those uses are set out in Table X2 below. The facilities on Community land may change over time, 
reflecting the needs of the community. 


While this Plan of Management intends to facilitate and encourage the use of land, it does not 
reduce Armidale Regional Council’s ability to manage its assets in an alternative way. For example, 
Council may choose to operate its facilities through staff or through the use of contractors.  


The proposed anticipated uses and associated development identified in the below Table X2 are 
intended to provide a general guide. The terminology used is not intended to impose an exact 
meaning or apply specifically to all land subject of this Plan of Management.  


It is expressly acknowledged that Community land may be modified to facilitate the needs of the 
community over time and in line with the categorisation of the land.  


Table X2: Permissible use and development of Community land categorised as Community Use and 
Natural Area by Council 


General Community Use 


Purpose / Use 
• Providing a location for and supporting the 
gathering of groups for a range of social, cultural or 
passive recreational purposes. 
•  Burials and interment of Ashes; 
•  Visitation of graves or memorials; 
•  Research by genealogists, historians and  
individuals; 
•  Educational purposes and/or designated group 
use; 
•  Relevant functions;  
•  Historical reflection.  


Development to Facilitate Uses 
Development for the purposes of social, community, 
cultural and passive recreational activities, including 
but not limited to:  
 
• Landscaping, improving access, amenity and visual 
character of the purpose of General Community Use;  
• Development for the purposes of addressing the 
needs of a particular group; 
• Water saving initiatives such as rain gardens; 
• Energy saving initiatives such as solar lights and 
solar panels; 
• Carparking and loading areas; 
• Advertising structures and signage (such as A-frames 
and banners) that:  
- Relate to approved uses/activities; 
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- Are discreet and temporary; 
- Are approved by the Council; 
• Modification and/or removal of structures as 
necessary, including but not limited to where 
structures are dilapidated, disorderly, deemed to be 
unsafe or unstable or encroach onto adjoining sites, 
walkways or driveway or other similar works are 
necessary.  
• Locational, directional and regulatory signage. 


 


Natural Area 


Purpose / Use 
• Preservation of the Council’s Natural Heritage 
including the identified endangered ecological 
communities; 
• Preservation of biological diversity and habitat; 
• Providing a location for relaxation and passive 
informal recreation; 
• Walking and cycling; 
• Guided bushwalks; 
• Environmental and scientific study; 
• Bush regeneration works; 
• Carbon sequestration; and  
• Bio-banking. 


Development to Facilitate Uses 
• Toilets; 
• Picnic tables / BBQ areas; 
• Sheltered seating areas; 
• Lighting; 
• Low impact carparks; 
• Low impact walking trails; 
• Interpretive signage; 
• Water saving initiatives such as rain gardens, swales; 
and 
sediment traps; 
• Energy saving initiatives such as solar lights and 
solar panels; 
• Bridges; 
• Observation platforms, signs; 
• Information kiosks; 
• Refreshment kiosks (but not restaurants); 
• Work sheds or storage sheds required in connection 
with the maintenance of the Land; 
• Bicycle hire or similar; 
• Temporary erection or use of any building or 
structure necessary to enable a filming project to be 
carried out; 
• Locational, directional and regulatory signage;  
• Security improvements, as necessary – ie; boundary 
fencing. 


 


Express authorisation of Leases and Licences and other Estates 


Under section 46(1)(b) of the LG Act, Leases, licences and other estates formalise the use of 


Community land.  


A Lease, Licence or other estate may be granted to organisations and persons, community groups, 


sports clubs and associations, non-government organisations, charities, community welfare services, 


non-profit organisations and government authorities. 


The Lease or Licence must be for uses consistent with the reserve purpose(s), the assigned 


categorisation and zoning of the Land, be in the best interests of the community as a whole, and 


enable, wherever possible, shared use of Community land.  
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Any Lease or Licence proposal will be individually assessed and considered, including the community 


benefit, compatibility with this Plan of Management and the capacity of the Community land itself 


and the local area to support the activity.  


A Lease is normally issued where exclusive control of all or part of an area by a user is proposed. In 


all other instances, a Licence or short-term Licence or hire agreement will be issued.  


Leases and Licences authorised by the Plan of Management 


This Plan of Management expressly authorises the issues of Leases, licences and other estates over 


the Land covered by the Plan of Management in accordance with section 46(1)(b) of the LG Act, 


provided that:  


• The purpose is consistent with the purpose for which it was dedicated or reserved; 


• The purpose is consistent with the core objectives for the category of the land; 


• The lease, licence or other estate is for a permitted purpose listed in the LG Act or the Local 


Government (General) Regulation 2005; 


• The issue of the lease, licence or other estate and the provisions of the lease, licence or 


other estate can be validated by the provisions of the Native Title Act 1993 (Cth); 


• Where the Land is subject to a claim under the Aboriginal Land Rights Act 1983 the issue of 


any Lease, Licence or other estate will not prevent the Land from being transferred in the 


event the claim is granted; 


• The Lease, Licence or other estate is granted and notified in accordance with the provisions 


of the Local Government Act 1993 or the Local Government (General) Regulation 2021 and; 


The issue of the lease, licence or other estate will not materially harm the use of the land for any of 


the purposes for which it was dedicated or reserved. 


Table X3 further identifies the purposes for which leases and licences may be issued over the 


reserves identified in this Plan of Management and the maximum duration of leases, licences and 


other estates. 


Leases and Licences for Natural Areas  


For Leases and Licences on Natural Areas, there are specific requirements for the granting of these 


in relation to the erection or use of a building or structure, as prescribed in Section 47A of the Local 


Government Act. These are limited to: 


• Walkways;  


• Pathways;  


• Bridges;  


• Causeway;  


• Observation Platforms;  


• Signs;  


• Information Kiosks;  


• Refreshment Kiosks (not including Restaurants);  


• Work sheds or storage sheds in connection with the maintenance of the land; and  


• Toilets and rest rooms.  







TRIM: 


  
Page 17 of 53 


Table X3: Express authorisation for Leases, licences and other estates on reserves listed in this Plan of 
Management  


Note: The following list is a guide only and is not exhaustive.  


Community land covered Maximum term Purpose for which Tenure may be granted 


Leases   


General Community Use • Not exceeding 30 
years;  


• Any Lease or Licence 
proposal will be 
individually assessed 
and considered, 
including the 
community benefit, 
compatibility with 
this Plan of 
Management and 
the capacity of the 
area to support the 
activity and in 
accordance with the 
provisions of the LG 
Act, in particular 
namely – ss 46-47C. 


− The provision of goods, services and facilities, and 
the carrying out of activities, appropriate to the 
current and future needs within the local 
community and of the wider public in relation to 
any of the following –  
(i) Public recreation; 
(ii) The physical, cultural, social and intellectual 


welfare or development of individual members 
of the public. 


- The provision of public roads. 
 
In line with the Core Objectives – s 36I of the LG Act. 


Natural Area • Not exceeding 30 
years;   


• Any Lease or Licence 
proposal will be 
individually assessed 
and considered, 
including the 
community benefit, 
compatibility with 
this Plan of 
Management and 
the capacity of the 
area to support the 
activity and in 
accordance with the 
provisions of the LG 
Act, in particular ss 
46-47C. 


− The provision of goods, services and facilities, and 
the carrying out of activities, appropriate to the 
current and future needs within the local 
community and of the wider public in relation to 
any of the following –  
(iii) Public recreation; 
(iv) The physical, cultural, social and intellectual 


welfare or development of individual members 
of the public. 


- The provision of:  
- Public roads, walkways, pathways, bridges, 


causeways; 
- Observation platforms, signs;  
- Information kiosk; 
- Kiosk selling light refreshments (but not 


restaurants); 
- Bicycle hire or similar; 
- Work sheds or storage sheds required in 


connection with the maintenance of the Land;  
- Toilets;  
- Temporary erection or use of any building or 


structure necessary to enable a filming project to 
be carried out.  


 
– To conserve biodiversity and maintain ecosystem 


function in respect of the land, or feature or 
habitat in respect of which the land is categorised 
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Community land covered Maximum term Purpose for which Tenure may be granted 


as natural area; 
– Maintain the land, or that feature or habitat, in its 


natural state and setting;  
– To provide for the restoration and regeneration of 


the land;  
– To provide for community use of and access to 


the land in such a manner as will minimise and 
mitigate any disturbance caused by human 
intrusion;  


– To assist in and facilitate the implementation of 
any provisions restricting the use and 
management of the land that are set out in a 
recovery plan or threat abatement plan prepared 
under the Threatened Species Conservation Act 
1995 or the Fisheries Management Act 1994.  


 
In line with the Core Objectives – s 36E of the LG Act. 


Licences   


General Community Use • Not exceeding 30 
years;   


• Any Lease or Licence 
proposal will be 
individually assessed 
and considered, 
including the 
community benefit, 
compatibility with 
this Plan of 
Management and 
the capacity of the 
area to support the 
activity and in 
accordance with the 
provisions of the LG 
Act, in particular ss 
46-47C. 


− Social purposes (including childcare, vacation 
care) 


− Educational purpose; 


− Recreational purposes; 


− Café/kiosk areas. 
 


In line with the Core Objectives – s 36I of the LG Act. 
 


Natural Area • Not exceeding 30 
years;   


• Any Lease or Licence 
proposal will be 
individually assessed 
and considered, 
including the 
community benefit, 
compatibility with 
this Plan of 
Management and 
the capacity of the 
area to support the 
activity and in 


The provision of:  
- Public roads, walkways, pathways, bridges, 


causeways; 
- Observation platforms, signs;  
- Information kiosk; 
- Kiosk selling light refreshments (but not 


restaurants); 
- Bicycle hire or similar; 
- Work sheds or storage sheds required in 


connection with the maintenance of the Land;  
- Toilets;  
- Temporary erection or use of any building or 


structure necessary to enable a filming project to 
be carried out.  



https://legislation.nsw.gov.au/view/html/repealed/current/act-1995-101

https://legislation.nsw.gov.au/view/html/repealed/current/act-1995-101

https://legislation.nsw.gov.au/view/html/inforce/current/act-1994-038
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Community land covered Maximum term Purpose for which Tenure may be granted 


accordance with the 
provisions of the LG 
Act, in particular 
section 46 .Any 
Lease or Licence 
proposal will be 
individually assessed 
and considered, 
including the 
community benefit, 
compatibility with 
this Plan of 
Management and 
the capacity of the 
area to support the 
activity and in 
accordance with the 
provisions of the LG 
Act, in particular ss 
46-47C. 


 
– To conserve biodiversity and maintain ecosystem 


function in respect of the land, or feature or 
habitat in respect of which the land is categorised 
as natural area; 


– Maintain the land, or that feature or habitat, in its 
natural state and setting;  


– To provide for the restoration and regeneration of 
the land;  


– To provide for community use of and access to 
the land in such a manner as will minimise and 
mitigate any disturbance caused by human 
intrusion;  


– To assist in and facilitate the implementation of 
any provisions restricting the use and 
management of the land that are set out in a 
recovery plan or threat abatement plan prepared 
under the Threatened Species Conservation Act 
1995 or the Fisheries Management Act 1994.  


 
In line with the Core Objectives – s 36E of the LG Act. 


 
Other Estates 


  


All Community land and 
Buildings 


Any Lease or Licence 
proposal will be 
individually assessed 
and considered, 
including the 
community benefit, 
compatibility with this 
Plan of Management 
and the capacity of the 
area to support the 
activity. 


This Plan of Management allows the Council to grant 
‘an Estate’ over Community land for the provision of 
public utilities and works associated with or ancillary 
to public utilities and provision of services, or 
connections for premises adjoining the Community 
land to a facility of the Council or public utility 
provider on the Community land in accordance with 
the LG Act.  
 
Estates may also be granted across community land 
for the provision of pipes, conduits, or other 
connections under the surface of the ground for the 
connection of premises adjoining the community land 
to a facility of the Council or other public utility 
provider that is situated on community land. 


The examples in Table X3 are illustrative only and are subject to amendment and/or expansion. The 
grant of a lease or licence is an important factor in the utilisation of Community land, however there 
may be other requirements relevant to any proposed use.   


Short-term Licences  


Short-term licences and bookings may be used to allow the Council to program different uses of 
Community land at different times, allowing the best overall use. 


Fees for short-term bookings will be charged in accordance with the council’s adopted fees and 
charges at the time. 


Short-term licences issued under Clause 116 of the Local Government (General) Regulation 2021 are 
authorised for the purpose of: 



https://legislation.nsw.gov.au/view/html/repealed/current/act-1995-101

https://legislation.nsw.gov.au/view/html/repealed/current/act-1995-101

https://legislation.nsw.gov.au/view/html/inforce/current/act-1994-038
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(a) The playing of a musical instrument, or singing, for fee or reward;  


(b) Engaging in a trade or business; 


(c) The playing of a lawful game or sport;  


(d) The delivery of a public address; 


(e) Commercial photographic sessions; 


(f) Picnics and private celebrations such as weddings and family gatherings; 


(g) Filming sessions; and  


(h) The agistment of stock.  


Additionally, this Plan of Management expressly authorises Council to issue short-term licences (for 
up to 12 months) under s2.20 of the Crown Land Management Act 2016 for the prescribed purposes 
listed in Clause 31 of the Crown Land Management Regulation 2018. Short-term licences granted 
under s2.20 of the CLM Act are authorised for the following prescribed purposes: 


Access through a reserve Equestrian events Meetings  


Advertising Exhibitions Military Exercises  


Camping using a tent, caravan 
or otherwise, 


Filming (as defined in the Local 
Government Act 1993) 


 


Sales 


Catering  Functions  Shows 


Community Training or 
Education  


Grazing  Site Investigations 


Emergency Occupation  Hiring Equipment  Sporting and Organised 
Recreational Activities 


Entertainment  Holiday Accommodation Stabling Horses 


Environmental Protection, 
Conservation or Restoration or 
Environmental Studies 


Markets  Storage  


Agreements for use of Community land may be granted for events of short duration which may be 
anything from a few hours to a few days. The use or occupation of Community land for events does 
not include authorisation for the erection of building or structure of a permanent nature.  


Functions and events conducted at each particular location may vary significantly, in light of the 
facilities available. Each short-term, casual licence or booking will be assessed on a case-by-case 
basis.  
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Native Title and Aboriginal land rights considerations in relation to Leases, Licences and 


other Estates 


When planning to grant a Lease or Licence on Crown Reserves, the Council must comply with the 
requirements of the Commonwealth Native Title Act 1993 (“NT Act”) and have regard for any 
existing claims made on the Land under the NSW Aboriginal Land Rights Act 1983 (“ALR Act”). 


It is the role of the Council’s engaged or employed Native Title Manager to provide written advice in 
certain circumstances to advise if the proposed activities and dealings are valid under the NT Act 
(see Appendix A4 for more information). 


 


 


 


PART (5) 


ACTION PLAN 


Section 36 of the LG Act requires that a Plan of Management for Community land details: 


• The objectives and performance targets of the plan with respect to the Land;  


• The means by which the Council proposes to achieve the plan’s objectives and performance 


targets; and  


• The manner in which the Council proposes to assess its performance with respect to the 


plan’s objectives and performance targets.  


The below Table X4 sets out key objectives and performance targets for management of the Land.   


Table X4: Objectives and performance targets, means of achieving them and assessing achievement 


Management Issues s.36(3)(b) 


Objectives and 
Performance Targets 


s.36(3)(c) 


Means of achievement 
of objectives 


s.36(3)(d) 


Manner of assessment of 
performance 


Use & Recreation To enhance 
opportunities for a 
balanced organised and 
unstructured 
recreational use of 
Parks, Sportsgrounds 
and General Community 
Use land.  


To optimise public 
access to all areas of 
relevant Community 
Land.  


Provide opportunities 
for all kinds of activity in 
open space for people of 
all ages, abilities and 


Maintain and increment 
the range of organised 
and 
informal/unstructured 
activities on relevant 
Community Land. 


Provide improved 
facilities for event usage 
so that these functions 
may be accommodated 
without adversely 
affecting the values and 
character of individual 
Parks and Sportsgrounds. 


Provide amenities to 
increase use and 


Increased local use of Parks and 
Sportsgrounds measured by 
survey and observation. 


Increased appreciation of natural 
areas measured by survey. 


Number of visitors to the land. 


Number of people attending 
workshops and environmental 
events organised by the Council. 







TRIM: 


  
Page 22 of 53 


Management Issues s.36(3)(b) 


Objectives and 
Performance Targets 


s.36(3)(c) 


Means of achievement 
of objectives 


s.36(3)(d) 


Manner of assessment of 
performance 


cultural backgrounds. 


To increase community 
participation in natural 
area conservation and 
restoration. 


Foster towns and 
villages that are vibrant, 
well-serviced and 
supported to achieve 
their localised priorities. 


Investigate grants.  


 


enjoyment of Parks and 
Sportsgrounds including 
toilets, change rooms 
and kiosk/ café facilities.  


Undertake accessibility 
audit of facilities to 
identify compliance. 


Provide well-managed 
off-leash areas for social 
use with signage and 
fencing if appropriate.  


Undertake effective 
community education 
campaigns and 
workshops with respect 
to natural areas. 


Quality Infrastructure  That makes it easy to 
travel around our region.   


Build and maintain 
quality, safe, and 
accessible road transport 
infrastructure including 
roads, footpaths, kerbs, 
bus stops and parking 
facilities;  


Support the 
implementation and 
usage of active transport 
infrastructure across the 
region. 


Increased usage and visitation of 
community centres. 


Facility inspections and audits. 


Community consultation and 
feedback. 


Maintenance of records of public 
feedback and comments in 
relation to properties.  


Regularly review records to guide 
future directions. 


Public Spaces and 
Infrastructure   


Public spaces and 
infrastructure that 
facilitates health, 
community connections 
and opportunities. 


Provide appropriate, 
planned and maintained 
facilities that allow 
people to meet, 
congregate and learn. 


Enhance the public 
spaces and natural 
landscapes that are a 
part of our region’s 
identity and provide 
beauty, vibrancy, 
community connection 
and healthy ecosystem. 


Foster towns and villages 
that are vibrant, well-
serviced and supported 


Enhanced and well-maintained 
sporting facilities.  


Positive response from sporting 
groups and users and the wider 
community.  


Maximised utilisation of facilities.  


Community consultation and 
feedback. 


Maintenance of records of public 
feedback and comments in 
relation to properties.  


Regularly review records to guide 
future directions. 
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Management Issues s.36(3)(b) 


Objectives and 
Performance Targets 


s.36(3)(c) 


Means of achievement 
of objectives 


s.36(3)(d) 


Manner of assessment of 
performance 


to achieve their localised 
priorities. 


Enhance and maintain 
sporting facilities to meet 
the needs of our local 
community and 
neighbouring regions, 
and to entice regional, 
State, and National 
events. 


Enhance and maintain 
recreation spaces to offer 
quality of life, 
entertainment and 
family-friendly activities 
to residents and visitors. 


A Flourishing Natural 
Environment 


A flourishing natural 
environment that is 
protected and enhances.  


Promote and support 
biodiversity protection 
and management. 
 
Protect and enhance our 
waterways, catchments 
and creek lands. 
 
Foster collaborations that 
improve understanding 
and action to protect our 
natural environment.  
 


Increased appreciation of the 
property as measured by 
feedback provided by the 
Community.   


Community consultation and 
feedback. 


Maintenance of records of public 
feedback and comments in 
relation to properties.  


Regularly review records to guide 
future directions. 


A Clean, Green and 
Responsible Region   


To promote cleaner, 
greener and responsible 
practices for our region.  


 


 


Proactively adapt to and 
mitigate the local impacts 
of climate change. 


Promote and increase 
use of renewable 
resources and alternative 
energy sources. 


Collect, handle, dispose, 
recycle and reuse waste 
responsibly and 
innovatively. 
 
Create a cleaner, 
healthier environment 
with good air quality; 
 


Improved health of Reserves.  


Increased use of renewable 
resources and alternative energy 
resources.  


Implementation of innovative 
waste management practices.   


Review of air quality.  


Implementation of sustainable 
water management practices.   


Proactive response/s to natural 
disaster events.  
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Management Issues s.36(3)(b) 


Objectives and 
Performance Targets 


s.36(3)(c) 


Means of achievement 
of objectives 


s.36(3)(d) 


Manner of assessment of 
performance 


Ensure the community is 
provided with safe and 
accessible water that is 
sustainably managed 
now and into the future; 
 
Prepare for, prevent, and 
manage natural disasters. 


Proactive, Responsible 
and Innovative Regional 
Planning  


Proactive, responsible 
and innovative regional 
planning that grows us 
sustainably.  


• Preserve and enhance 
our architecture and 
heritage.  


Retention and interpretation of 
heritage and cultural values 
provides increased appreciation 
of culture and history. 


Access to Services and 
Support 


Access to the services 
and support that 
facilitate quality of life.   


Ensure health and 
community service 
provision meets the 
needs of our growing and 
ageing population; 
 
Recognise and support 
the diverse needs of our 
community; 
Foster safety and security 
within our community 
and support the provision 
of basic needs. 


Improved access to health and 
community services measured by 
feedback provided by the 
Community.   


Maintenance of records of public 
feedback and comments in 
relation to properties.  


Regularly review records to guide 
future directions. 
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PART (6)  


APPENDICES 
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APPENDIX 1 – COMMUNITY LAND COVERED IN THIS PLAN OF MANAGEMENT 


SCHEDULE OF LAND – CEMETERY 
FOLIO OWNER MAMAGER CLASSIFICATION CATEGORISATION CROWN 


RESERVE 
NUMBER 


ZONING 


REGIONAL  
ARMIDALE CEMETERY – 29 Memorial Avenue, Armidale; 1 Memorial Avenue, Armidale; 1A Memorial Avenue, Armidale    


Lot 7019 DP 
1073343 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use  


1022408 SP2 


Lot 7036 DP 
1073329 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1022408 SP2 


Lot 7010 DP 
94141 


State of  
New South 
Wales 


Council Crown 
Land Manager 


Community General 
Community Use 


86449 SP2 


Lot 2 DP 
1036752 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 578 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 7020 DP 
94139 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


10033 SP2 


Lot 1 DP 
1036754 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 3 DP 
1036750 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 576 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 577 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 579 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 580 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 581 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 582 DP Armidale Council Community General  N/A SP2 
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755808 Regional 
Council 


Management as 
owner 


Community Use 


Lot 583 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


Lot 584 DP 
755808 


Armidale 
Regional 
Council 


Council 
Management as 
owner 


Community General 
Community Use 


 N/A SP2 


ARMIDALE CEMETERY – Manna Gums Nature Reserve - 1 Memorial Avenue, Armidale  


Lot 7008 DP 
94240 


State of  
New South 
Wales 


Council Crown 
Land Manager 


Community Bushland 86449 RE1 


Lot 7033 DP 
94239 


State of  
New South 
Wales 


Council Crown 
Land Manager 


Community Bushland 86449 RE1 


Lot 7038 DP 
1081902 


State of  
New South 
Wales 


Council Crown 
Land Manager 


Community Bushland 86449 RE1 


RURAL  
BEN LOMOND CEMETERY & PLANTATION – Ben Lomond Road, Ben Lomond  


Lot 7014 DP 
94115 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


1025228  


Lot 7011 DP 
94117 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


29179  


EBOR CEMETERY & EXTENTION – 33 Ebor Falls Road, Ebor  


Lot 7305 DP 
1146836 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1020668 SP2 


Lot 7004 DP 
94114 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


28926 SP2 


GUYRA CEMETERY – New England Highway, Guyra  


Lot 7306 DP 
1141644 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1019348 SP2 


Lot 7308 DP 
1141644 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1019308 SP2 


HILLGROVE CEMETERY – 55 Hillgrove Cemetery Road, Hillgrove  


Lot 7304 DP 
1137270 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1017688 RU1 


REMOTE 
ABERFOYLE CEMETERY – 1892 Aberfoyle Road, Aberfoyle  


Lot 7300 DP 
1153423 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


1024548 RU1 


Lot 7301 DP 
1153423 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


21943 RU1 


BACKWATER CEMETERY – Paddy’s Gully – 440 Pinkett Road, Backwater  


Lot 7309 DP 
1148019 


State of  
New South 


Devolved to 
Council 


Community General 
Community Use 


1024448 RU1 
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Wales 


BEAR HILL CEMETERY – 1366B Kookabookra Road, Kookabookra 


Lot 7300 DP 
1146843 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1023488 RU1 


BLACK MOUNTAIN CEMETERY & PLANTATION - 75 Elder Lane, Black Mountain 


Lot 7019 DP 
1054926 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1030648 RU1 


Lot 7007 DP 
1056955 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1030648 RU1 


KELLY’S PLAINS CEMETERY - Cemetery - Kellys Plains Road, Kellys Plains  


Lot 2 DP 314225 State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1022428 RU4 


KILCOY (LYNDHURST) CEMETERY – 1616 Chandler Road, Lyndhurst  
Lot 7302 DP 
1146818 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1023588 RU1 


KOOKABOOKRA CEMETERY & PLANTATION – 1489 Kookabookra Road, Kookabookra 


Lot 7002 DP 
1127026 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1020628 RU1 


Lot 7003 DP 
1127026 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


1020628 RU1 


METZ (ARGYLE) CEMETERY – 109A Sandon Road, Metz  


Lot 7302 DP 
1137640 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


1017608 RU1 


Lot 7303 DP 
1137640 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


1017608 RU1 


MOREDUN CREEK CEMETERY – Cemetery off Moredun Road, Ben Lomond  


Lot 7001 DP 
94235 


State of  
New South 
Wales 


Devolved to 
Council 


Community  General 
Community Use 


38134 RU1 


WANDSWORTH CEMETERY - Cemetery - Wandsworth Road, Wandsworth 


Lot 7002 DP 
1076522 


State of  
New South 
Wales 


Devolved to 
Council 


Community General 
Community Use 


82254 RU1 


WONGWIBINDA CEMETERY – Cemetery Site - Guyra Road, Wongwibinda 


Lot 7010 DP 
1068362 


Armidale 
Regional 
Council 


Devolved to 
Council 


Community General 
Community Use 


81592 RU1 
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APPENDIX 2 – IDENTIFICATION MAPS   


 


 


MAP (1): ARMIDALE CEMETERY (Part land AKA “Black Gully Reserve”) 


Known as 29 Memorial Avenue, 1 Memorial Avenue, 1A Memorial Avenue, ARMIDALE NSW 


2350 


Lot 1 DP 1036754 
 


Lot 2 DP 1036752 Lot 3 DP 1036750 Lot 584 DP 755808 


Lot 577 DP 755808 
 


Lot 578 DP 755808 Lot 579 DP 755808 Lot 580 DP 755808 


Lot 581 DP 755808 
 


Lot 582 DP 755808 Lot 583 DP 755808 Lot 7020 DP 94139 


Lot 7008 DP 94240 
 


Lot 7010 DP 94141 Lot 7038 DP 1081902 
 


Lot 576 DP 755808 
 


Lot 7033 DP 94239 
 


Lot 7036 DP 1073329 Lot 7019 DP 1073343  
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KEY: General Community Use 


 


 


MAP (2): BEN LOMOND CEMETERY  


Known as Ben Lomond Road, BEN LOMOND NSW 2365 


Lot 7011 DP 9417  


Lot 7014 DP 94115 
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KEY: General Community Use 


 


 


 


MAP (3): EBOR CEMETERY  


Known as 33 Ebor Falls Road, EBOR NSW 2453 


Lot 7305 DP 1146836; 


Lot 7004 DP 94114 


  


KEY: General Community Use 
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MAP (4): GUYRA CEMETERY  


Known as New England Highway, GUYRA NSW 2365 


Lot 7306 DP 1141644 


Lot 7308 DP 1141644 


  


KEY: General Community Use 
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MAP (5): HILLGROVE CEMETERY  


Know as 55 Hillgrove Cemetery Road, HILLGROVE NSW 2350 


Lot 7304 DP 1137270 


  


KEY: General Community Use 
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MAP (6): ABERFOYLE CEMETERY 


Known as 1892 Aberfoyle Road, ABERFOYLE NSW 2350 


Lot 7300 DP 1153423 


Lot 7301 DP 1153423 


  


KEY: General Community Use 
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MAP (7): BACKWATER CEMETERY - PADDY’S GULLY  


Known as 440 Pinkett Road, BACKWATER NSW 2365 


Lot 7309 DP 1148019 


  


KEY: General Community Use 
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MAP (8): BEAR HILL CEMETERY  


Known as 1366B Kookabookra Road, KOOKABOOKRA NSW 2370 


Lot 7300 DP 1146843 


  


KEY: General Community Use 
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MAP (9): BLACK MOUNTAIN CEMETERY  


 Known as 75 Elder Lane, BLACK MOUNTAIN NSW 2365 


Lot 7019 DP 1054926; and  


Lot 7007 DP 1056955 


  


KEY: General Community Use 
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MAP (10): KELLY’S PLAINS ANGLICAN CEMETERY  


Known as Cemetery - Kelly’s Plains Road, ARMIDALE NSW 2350 


Lot 2 DP 314225 


  


KEY: General Community Use 
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MAP (11): KILCOY (LYNDHURTS) CEMETERY 


Known as 1616 Chandler Road, LYNDHURST NSW 2350 


Lot 7302 DP 1146818 


  


KEY: General Community Use 
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MAP (12): KOOKABOOKRA CEMETERY  


Known as 1489 Kookabookra Road, KOOKABOOKRA NSW 2370 


Lot 7002 DP 1127026; and  


Lot 7003 DP 1127026 


  


KEY: General Community Use 
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MAP (13): METZ (ARGYLE) CEMETERY   


Known as 109A Sandon Road, METZ NSW 2350 


Lot 7302 DP 1137640; and  


Lot 7303 DP 1137640 


  


KEY: General Community Use 
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MAP (14): MOREDUN CREEK CEMETERY 


Known as Cemetery - Off Moredun Road, BEN LOMOND NSW 2365 


Lot 7001 DP 94235 


  


KEY: General Community Use 
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MAP (15): WANDSWORTH CEMETERY  


Known as Cemetery - Wandsworth Road, WANDSWORTH NSW 2365 


Lot 7002 DP 1076522 
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MAP (16): WONGWIBINDA CEMETERY 


Known as Cemetery Site - Guyra Road, WONGWIBINDA NSW 2350 


Lot 7010 DP 1068362 


  


KEY: General Community Use 
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APPENDIX 3 – PLAN OF MANAGEMENT LEGISLATIVE FRAMEWORK 


The primary legislation that impacts on how Community land is managed or used is briefly described 
below. You can find further information regarding these acts at www.legislation.nsw.gov.au. 


Local Government Act 1993 


Section 35 of the LG Act provides that Community land can only be used in accordance with: 


• the Plan of Management applying to that area of Community land, and 


• any law permitting the use of the Land for a specified purpose or otherwise regulating the 
use of the Land, and 


• the provisions of Division 2 of Chapter 6 of the Act. 


Section 36 of the Act provides that a Plan of Management for Community land must identify the 
following: 


a) the category of the Land, 
b) the objectives and performance targets of the plan with respect to the Land, 
c) the means by which the Council proposes to achieve the plan’s objectives and performance 


targets, 
d) the manner in which the Council proposes to assess its performance with respect to the 


plan’s objectives and performance targets, 


and may require the prior approval of the Council to the carrying out of any specified activity on the 
Land. 


A Plan of Management that applies to just one area of Community land: 


a) must include a description of: 
(i) the condition of the Land, and of any buildings or other improvements on the Land, as at 


the date of adoption of the Plan of Management, and 
(ii) the use of the Land and any such buildings or improvements as at that date, and 


b) must: 
(i) specify the purposes for which the Land, and any such buildings or improvements, will 


be permitted to be used, and 
(ii) specify the purposes for which any further development of the Land will be permitted, 


whether under Lease or Licence or otherwise, and 
(iii) describe the scale and intensity of any such permitted use or development. 


Land is to be categorised as one or more of the following: 


a) a natural area 
b) a sportsground 
c) a park 
d) an area of cultural significance 
e) general community use. 


Land that is categorised as a natural area is to be further categorised as one or more of the 
following: 


a) bushland 
b) wetland 
c) escarpment 
d) watercourse 
e) foreshore 
f) a category prescribed by the regulations. 


 



http://www.legislation.nsw.gov.au/





TRIM: 


  
Page 46 of 53 


Additionally, under section 36 of the LG Act, a site-specific Plan of Management must be made for 


Land declared: 


• as critical habitat, or directly affected by a threat abatement plan or a recovery plan under 


threatened species laws (sections 36A(2) and 36B(3)) 


• by Council to contain significant natural features (section 36C(2)) 


• by Council to be of cultural significance (section 36D(2)). 


Classification of Public Land 


The LG Act requires classification of public Land into either ‘community’ or ‘operational’ Land 
(Section 26). The classification is generally made for Council-owned public Land by the Council’s 
Local Environmental Plan (LEP) or in some circumstances by a resolution of the Council (Section 27). 


Crown Reserves managed by Council as Crown Land Manager have been classified as Community 
land upon commencement of the Crown Land Management Act 2016 (the CLM Act). Councils may 
manage these Crown Reserves as operational Land if written consent is obtained from the minister 
administering the CLM Act. 


Classification of Land has a direct effect on the Council’s ability to dispose of or alienate Land by sale, 
leasing, licensing or some other means. Under the LG Act, Community land must not be sold (except 
for scheduled purposes), exchanged or otherwise disposed of by the Council, and the Land must be 
used and managed in accordance with an adopted Plan of Management. In addition, Community 
land is subject to strict controls relating to Leases and Licences (sections 45, 46, 46A and 47) of the 
LG Act. 


By comparison, no such restrictions apply to operational Land that is owned by Councils. For 
example, operational Land can be sold, disposed, exchanged or Leased including exclusive use over 
the Land, unencumbered by the requirements which control the use and management of 
Community land. Crown Reserves managed by Council as operational Land may generally be dealt 
with as other operational Land but may not be sold or otherwise disposed of without the written 
consent of the minister administering the CLM Act. 


Operational Land would usually include Land held as a temporary asset or an investment, Land 
which facilitates the Council carrying out its functions or Land which may not be open to the general 
public (for example, a works depot). 


The classification or reclassification of Council-owned public Land will generally be achieved by a 
Local Environmental Plan (LEP) or by a resolution of Council in accordance with sections 31, 32 and 
33 of the LG Act. If Land is not classified by resolution within a three-month period from acquisition 
it automatically becomes Community land, regardless of whether it satisfies the objectives for 
Community land as outlined in the LG Act. 


For Crown Land, Council cannot reclassify Community land as operational Land without consent of 
the minister administering the CLM Act.  


Crown Land Management Act 2016 


Crown Reserves are Land set aside on behalf of the community for a wide range of public purposes, 
including environmental and heritage protection, recreation and sport, open space, community 
halls, special events and government services.  


Crown Land is governed by the CLM Act, which provides a framework for the state government, local 
Councils and members of the community to work together to provide care, control and management 
of Crown Reserves. 


Under the CLM Act, as Council Crown Land Managers, Councils manage Crown Land as if it were 
public Land under the LG Act. However, it must still be managed in accordance with the purpose of 
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the Land and cannot be used for an activity incompatible with its purpose – for example, Crown Land 
assigned the purpose of ‘environmental protection’ cannot be used in a way that compromises its 
environmental integrity. 


Councils must also manage Crown Land in accordance with the objects and principles of Crown Land 
management outlined in the CLM Act. The objects and principles are the key values that guide 
Crown Land management to benefit the community and to ensure that Crown Land is managed for 
sustainable, multiple uses.  


Principles of Crown Land management 


• Environmental protection principles are to be observed in the management and 
administration of Crown Land. 


• The natural resources of Crown Land (including water, soil, flora, fauna and scenic quality) 
will be conserved wherever possible. 


• Public use and enjoyment of appropriate Crown Land are to be encouraged. 


• Where appropriate, multiple uses of Crown Land should be encouraged. 


• Where appropriate, Crown Land should be used and managed in such a way that both the 
Land and its resources are sustained. 


• Crown Land is to be occupied, used, sold, Leased, licensed or otherwise dealt with in the 
best interests of the state of NSW, consistent with the above principles. 


Crown Land management compliance 


In addition to management and use of Crown Reserves that is aligned with the reserve purpose(s), 
there are other influences over Council management of Crown Reserves. For example, Crown Land 
Managers may have conditions attached to any appointment instruments, or Councils may have to 
comply with specific or general Crown Land management rules that may be published in the NSW 
Government Gazette. Councils must also comply with any Crown Land regulations that may be 
made. 


Native Title Act 1993 


The Commonwealth Native Title Act 1993 (NT Act) recognises and protects Native Title rights and 
interests. The objects of the NT Act are to:  


• provide for the recognition and protection of Native Title  


• establish ways in which future dealings affecting Native Title may proceed and to set 
standards for those dealings 


• establish a mechanism for determining claims to Native Title 


• provide for, or permit, the validation of past acts invalidated because of the existence of 
Native Title.  


The NT Act may affect use of Crown Land, particularly development and granting of tenure. 


Specifically, the CLM Act makes it mandatory for Council to engage or employ a Native Title 
manager. This role provides advice to Council as to how the Council’s dealings and activities on 
Crown Land can be valid or not valid in accordance with the NT Act. 


Council must obtain the written advice from an accredited Native Title manager that Council 
complies with any applicable provisions of the Native Title legislation when: 


a) granting Leases, Licences, permits, forestry rights, easements or rights of way over the 
Land 


b) mortgaging the Land or allowing it to be mortgaged 
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c) imposing, requiring or agreeing to covenants, conditions or other restrictions on use (or 
removing or releasing, or agreeing to remove or reLease, covenants, conditions or other 
restrictions on use) in connection with dealings involving the Land 


d) approving (or submitting for approval) a Plan of Management for the Land that authorises 
or permits any of the kinds of dealings referred to in (a), (b) or (c). 


Council Plans and Policies relating to this Plan of Management  
Council has developed plans and policies that are concerned to some extent with the management 
of Community Land. These documents have been considered when preparing this Plan of 
Management. 


The following is a list of documents that are associated with this Plan of Management: 


• Armidale Regional Council – Advancing Our Region Community Plan 2022-2032;  


• Armidale Regional Council – Delivery Program 2022-2026;  


• Armidale Regional Council – Resourcing Strategy;  


• Armidale Regional Council Local Environmental Plan 2012; 


• Armidale Regional Council Asset Management Policy; 


• Burning of Vegetation in Armidale Local Government Area Policy;  


• Bus Shelters in Urban Areas Policy;  


• Business Continuity Policy;  


• Cemeteries Operations Management Policy;  


• Civic and Ceremonial Function and Representation Policy; 


• Community Engagement Policy; 


• Community Grants and Sponsorship Policy;  


• Community Leasing Policy; 


• Feedback and Complaints Management Policy;  


• Floodplain Management Policy;  


• Legislation Compliance Policy; 


• Memorials Policy;  


• Policy Framework; 


• Property Addressing and Naming our Roads and Places Policy;  


• Statement of Business Ethics Policy;   


• Tree Clearing on Rural Road Reserves Policy; 


• Urban Streetscape Policy;  


• Urban Watercourse Revegetation Policy;  


and those Plans and Policies amended and implemented in due course displayed on the Armidale 
Regional Council website – “Council Policies Page” and “Integrated Planning and Reporting [IP&R]” 
page.  


Other State and Commonwealth Legislation 


NSW State Legislation 


Environmental Planning and Assessment Act 1979 


The Environmental Planning and Assessment Act 1979 (EP&A Act) provides the framework for 
planning and development across NSW and guides environmental planning instruments which 
provide a basis for development control.  


The EP&A Act ensures that effects on the natural environment, along with social and economic 
factors, are considered by the Council when granting approval for or undertaking works, 
developments or activities.  
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This Act is also the enabling legislation for planning policies which may have a direct influence on 
open space management. On a state-wide level there are State Environmental Planning Policies 
(SEPPs). On a regional level there are Regional Environmental Plans (REPs). On a local level there are 
Local Environmental Plans (LEPs) as well as Development Control Plans (DCPs). 


Aboriginal Land Rights Act 1983 


The Aboriginal Land Rights Act 1983 (ALR Act) is important legislation that recognises the rights of 
Aboriginal people in NSW. It recognises the need of Aboriginal people for Land and acknowledges 
that Land for Aboriginal people in the past was progressively reduced without compensation. Crown 
Land meeting certain criteria may be granted to an Aboriginal Land Council. This Act may affect 
dealings with Crown Land that is potentially claimable. 


National Parks and Wildlife Act 1974 


Statutory responsibilities on the Council arising from this Act specifically relate to the protection of 
sites of pre- and post-European contact archaeological significance. This Act may affect Community 
land categorised as cultural significance, natural area or park. 


Biodiversity Conservation Act 2016 


 


This Act covers conservation of threatened species, populations and ecological communities, the 
protection of native flora and fauna. This Act primarily relates to Community land categorised as 
natural area. However, other categories may also be affected.  


The Threatened Species Conservation Act 1995 has been repealed and superseded by the 
Biodiversity Conservation Act 2016. However, references to the former legislation remain in the LG 
Act and are therefore retained in this guideline. 


The Department of Planning, Industry and Environment’s Energy, Environment and Science division 
advises that recovery plans and threat abatement plans made under the Threatened Species 
Conservation Act 1995 were repealed on the commencement of the Biodiversity Conservation Act in 
2017. These plans have not been preserved by any savings and transitional arrangement under the 
Biodiversity Conservation Act or LG Act, meaning pre-existing plans have no legal effect.  


For this reason, requirements relating to recovery plans and threat abatement plans for local 
Councils preparing plans of management under section 36B of the LG Act are now redundant. 
Councils will be advised if future amendments are made to the LG Act to enable these mechanisms. 


Certain weeds are also declared noxious under this Act, which prescribes categories to which the 


weeds are assigned, and these control categories identify the course of action which needs to be 


carried out on the weeds. A weed may be declared noxious in part or all of the state. 


Fisheries Management Act 1994  


The Fisheries Management Act 1994 (FM Act) includes provisions for the management of state 
fisheries, including the conservation of fish habitats, threatened species, populations and ecological 
communities of fish and marine vegetation and management of the riparian zone, waterways and 
threatened marine/freshwater aquatic species. This relates to Community land categorised as 
natural area (foreshore, watercourse or wetland). 


Note: This Act repealed several pieces of legislation including the Native Vegetation Act 2003, 
Threatened Species Conservation Act 1995, the Nature Conservation Trust Act 2001, and the 
animal and plant provisions of the National Parks and Wildlife Act 1974. 



https://www.legislation.nsw.gov.au/%23/view/act/2016/63
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Where an area of Community land is declared to be critical habitat, or if that area is affected by a 
recovery plan or threat abatement plan under Part 7A of the FM Act, a site-specific Plan of 
Management will need to be undertaken. 


Rural Fires Act 1997 


This Act contains provisions for bushfire risk management and the establishment of a Bushfire 
Management Committee. It also includes direction on development in bushfire prone Lands.  


Water Management Act 2000  


This Act is based on the concept of ecologically sustainable development, and its objective is to 
provide for the sustainable and integrated management of the water sources of the state for the 
benefit of both present and future generations. The Act recognises: 


• the fundamental health of our rivers and groundwater systems and associated wetlands, 
floodplains, estuaries has to be protected 


• the management of water must be integrated with other natural resources such as 
vegetation, native fauna, soils and Land 


• to be properly effective, water management must be a shared responsibility between the 
government and the community 


• water management decisions must involve consideration of environmental, social, 
economic, cultural and heritage aspects 


• social and economic benefits to the state will result from the sustainable and efficient use of 
water. 


Heritage Act 1977 


This Act contains provisions for the conservation of items of heritage and may relate to Community 
land categorised as cultural significance or natural area. 


Commonwealth Legislation 


Environmental Protection and Biodiversity Conservation Management Act 1999 


This Act enables the Australian Government to join with the states and territories in providing a 
national scheme of environment and heritage protection and biodiversity conservation. It 
incorporates threatened species on a national level and with relevance to Matters of National 
Environmental Significance. 


State Environmental Planning Policies 


State Environmental Planning Policy no. 19 – Bushland in urban areas 


This planning policy deals with bushland in urban areas, so is applicable to Plan of Managements for 
Community land categorised as Natural Area– Bushland. 


State Environmental Planning Policy (Infrastructure) 2007 


This planning policy lists development allowed with consent or without consent on Community land. 


State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017 


This policy deals with clearing of native vegetation in urban areas and Land zoned for environmental 
protection. 


Other legislation, policies and plans for consideration  


Aboriginal Land Rights Act 1983  


Biodiversity Conservation Act 2016 
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Biosecurity Act 2015 


Catchment Management Authorities Act 2003 


Companion Animals Act 1998 


Disability Discrimination Act 1992  


Environmental Planning and Assessment Act 1979 


Environmental Protection and Biodiversity Conservation Management Act 1999 (Cth)  


Fisheries Management Act 1994 


Heritage Act 1977 


Local Land Services Act 2013 


Operations Act 1997 


Pesticides Act 1999 


Protection of the Environment Operations Act 1997 


Rural Fires Act 1997 


Soil Conservation Act 1938 


Water Management Act 2000 


Work Health and Safety Act NSW 2011 


NSW Invasive Species Plan 2008-2015 


National Local Government Biodiversity Strategy 


NSW Biodiversity Strategy 


Australian Natural Heritage Charter 
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APPENDIX 4 – ABORIGIONAL INTERESTS IN CROWN LAND 


Crown Land has significant spiritual, social, cultural and economic importance to the Aboriginal 


peoples of NSW. The CLM Act recognises and supports Aboriginal rights, interests and involvement 


in Crown Land.  


The management of Crown Land can be impacted by the Native Title Act 1993 (Cth) and the 


Aboriginal Land Rights Act 1983 (NSW).  


Native Title  


Native Title describes the rights and interests that Aboriginal and Torres Strait Islander people have 


in Land and waters according to their traditional law and customs. Native Title is governed by the 


Commonwealth Native Title Act 1993 (NT Act).  


Native Title does not transfer the Land to the Native Title holder, but recognises the right to Land 


and water by providing access to the Land and, if applicable, compensation for any loss, diminution, 


impairment or other effect of the act on their Native Title rights and interests. 


All Crown Land in NSW can be subject to a Native Title claim under the NT Act. A Native Title claim 


does not generally affect Crown Land where Native Title has been extinguished or it is considered 


excluded Land.  


When preparing a Plan of Management, Council is required to employ or engage a qualified Native 


Title manager to provide advice and validate acts (developments and tenures) over the reserve, in 


line with the NT Act. The most effective way to validate acts under the NT Act is to ensure all 


activities align with the reserve purpose.  


If Native Title rights are found to exist on Crown Land, Council Crown Land Managers may be liable 


to pay compensation for acts that impact on Native Title rights and interests. This compensation 


liability arises for local Councils whether or not the act was validated under the NT Act. 


For further information about Native Title and the future acts framework see the Crown Lands 


Website. website 


Aboriginal Land Rights 


The Aboriginal Land Rights Act 1983 (ALR Act) seeks to compensate Aboriginal peoples for past 


dispossession, dislocation and removal of Land in NSW (who may or may not also be Native Title 


holders).  



https://www.industry.nsw.gov.au/lands/what-we-do/our-work/native-title

https://www.industry.nsw.gov.au/lands/what-we-do/our-work/native-title
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Aboriginal Land claims may be placed on any Crown Land in NSW. The Department of Planning, 


Industry and Environment is responsible for investigating claims as defined in the ALR Act. If a claim 


is established, the Land is transferred to the Aboriginal Land Council as freehold Land.  


At the time of preparing this Plan of Management, there are (7) Reserves affected by an 


undetermined Aboriginal Land claim. Council has considered the claim(s) in development of this Plan 


of Management.  
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Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address 1 Memorial Avenue, Armidale, 2358
Reserve number 10033
Reserve Purpose Cemetery 
Lot and DP 7020/94139
Gazettal date 8/11/1889
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address 29 Memorial Avenue, Armidale, 2358
Reserve number 1022408
Reserve Purpose Cemetery 
Lot and DP 7019/1073343 and 7036/1073329
Gazettal date 19/6/1936
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address 1 Memorial Avenue, Armidale, 2358
Reserve number 86449
Reserve Purpose Cemetery 
Lot and DP Lot 7010 DP 94141, Lot 7033 DP 94239, Lot 7008 DP 94240, 


Lot 7038 DP 1081902


Gazettal date 6/10/1967
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Ben Lomond Road, Ben Lomond
Reserve number 29179
Reserve Purpose Cemetery 
Lot and DP 7011 DP 94117
Gazettal date 8/4/1899
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Lotties Lane, Ben Lomond Road, Ben Lomond
Reserve number 1025228
Reserve Purpose Cemetery 
Lot and DP Lot 7014 DP 94115
Gazettal date 11/12/1897
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Ebor Cemetery, Ebor (Extension)
Reserve number 28926
Reserve Purpose Cemetery 


Lot and DP Lot 7004 DP 94114
Gazettal date 11/2/1899


Native Title 
determination/claim


Yes No 


Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Ebor Cemetery, Ebor
Reserve number 1020668
Reserve Purpose Cemetery 


Lot and DP Lot 7305 DP 1146836
Gazettal date 23/7/1898
Native Title 
determination/claim


Yes No 


Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address New England Highway, Guyra, NSW, 2365
Reserve number 1019348
Reserve Purpose Cemetery 
Lot and DP Lot 7306 DP 1141644


Gazettal date 1/11/1940
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address New England Highway, Guyra, NSW, 2365 (Guyra 
General Cemetery)


Reserve number 1019308


Reserve Purpose Cemetery 
Lot and DP Lot 7308 DP 1141644
Gazettal date 14/12/1898
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Hillgrove Cemetery Road, Hillgrove, NSW, 2350
Reserve number 1017688
Reserve Purpose Cemetery 
Lot and DP Lot 7304 DP 1137270
Gazettal date 22/7/1890
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Aberfoyle Cemetery, Aberfoyle Road, NSW, 2350
Reserve number 1024548
Reserve Purpose Cemetery 
Lot and DP Lot 7300 in DP 1153423 
Gazettal date 19/10/1984
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Aberfoyle Cemetery, Aberfoyle Road, NSW, 2350
Reserve number 21943
Reserve Purpose Cemetery 
Lot and DP Lot 7301 DP 1153423
Gazettal date 5/1/1895
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Backwater Cemetery, Paddy’s Gully – 440 Pinkett 
Road, Backwater NSW 


Reserve number 1024448
Reserve Purpose Cemetery 
Lot and DP Lot 7309 DP 1148019
Gazettal date 9/11/1904
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Bear Hill Cemetery 1366 Kookabookra, 2350
Reserve number 1023488
Reserve Purpose Cemetery 
Lot and DP Lot 7300 DP 1146843
Gazettal date 14/10/1892
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Black Mountain Cemetery, 75 Eldar Lane, Black 
Mountain 2350


Reserve number 1030648
Reserve Purpose Cemetery 
Lot and DP Lot 7019/1054926
Gazettal date 28/7/1900
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Black Mountain Cemetery, 75 Eldar Lane, Black 
Mountain 2350 (Plantation)


Reserve number 31460
Reserve Purpose Cemetery 
Lot and DP Lot 7007 DP 1056955
Gazettal date 22/9/1900
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Kelly’s Plains Cemetery, 486 Kelly’s Plains Road, 
Armidale, NSW, 2350


Reserve number 1022428
Reserve Purpose Cemetery 
Lot and DP Lot 2 DP 314255
Gazettal date 24/5/1935
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Kilcoy (Lyndhurst) Cemetery Chandler Road, 
Lyndhurst, NSW, 2350


Reserve number 1023588
Reserve Purpose Cemetery 
Lot and DP Lot 7302 DP1146818
Gazettal date 23/10/1897
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Kookabookara Cemetery 1489 Kookabookara 
Road


Reserve number 1020628
Reserve Purpose Cemetery 
Lot and DP Lot 7002 DP 1127026
Gazettal date 29/3/1892
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Kookabookara Cemetery/ Plantation 1489 
Kookabookara Road


Reserve number 1020628
Reserve Purpose Cemetery 
Lot and DP Lot 7003 DP 1127026
Gazettal date 24/10/1891
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies. 


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Metz (Argyle) Cemetery and plantation, Sandon 
Road, Metz 2350


Reserve number 1017608
Reserve Purpose Cemetery 
Lot and DP Lots 7302-7303 DP 1137640
Gazettal date 20/2/1894
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Moredun Creek Cemetery, Moredun Road, Ben 
Lomond, NSW, 2350


Reserve number 38134
Reserve Purpose Cemetery 
Lot and DP Lot 7001 DP 94235
Gazettal date 28/7/1900
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n



https://www.industry.nsw.gov.au/__data/assets/pdf_file/0005/157721/Native-Title-Manager-Workbook.pdf





If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Wandsworth Cemetery, Wandsworth Road, Ben 
Lomond


Reserve number 82254
Reserve Purpose Cemetery 
Lot and DP Lot 700/1076522
Gazettal date 8/1/1960
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished? 


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land? 


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)?


Yes No 


Does section 24FA protection apply? Yes No 
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 







Native Title Manager advice template 


Section 8.7 of the Crown Land Management Act 2016 (CLM Act) states that written Native 
Title Manager advice is required before a council Crown land manager does any of the 
following:  


a) grants leases, licences, permits, forestry rights, easements or rights of way over the land  
b) mortgages the land or allows it to be mortgaged  
c) imposes, requires or agrees to covenants, conditions or other restrictions on use (or 


removes or releases, or agrees to remove or release, covenants, conditions, or other 
restrictions on use) in connection with dealings involving the land  


d) approves (or submits for approval) a plan of management for the land that authorises or 
permits any of the kinds of dealings referred to in paragraph (a), (b) or (c).  


A Native Title Manager advice report must contain: 


Item Checklist
A description of the land including details of any reservations over the land  


y
An assessment of whether the land is ‘relevant land’ or ‘excluded land’ 


y
A description the proposed activity or dealing 


y
An assessment of whether or not the act affects native title 


y
An assessment of how the act may be validated under the Native Title Act 


y
Compliance actions necessary under the Native Title Act 


y


Step one: provide a description of the land 


Address Cemetery at Wongwibinda, Guyra Road, NSW
Reserve number 81592
Reserve Purpose Cemetery 
Lot and DP Lot 7010/1068362
Gazettal date 15/5/1959
Native Title determination/claim Yes No 
Any existing ILUAs? Yes No 


Is the land relevant or excluded? 


Refer to section 4.2 of the Native Title Manager Workbook for detailed instructions on how to 
conduct searches to determine the status of the land.  


Excluded 
land 


Is land subject to approved determination of native title 
where native title rights have been determined to be 
extinguished?


Yes No 


Is land subject to approved determination that there are no 
native title rights and interests in the land?


Yes No 


Have all native title rights and interests in the land been 
surrendered under an indigenous land use agreement 
(ILUA)? 


Yes No 


Does section 24FA protection apply? Yes No
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Is this land where all native title rights and interests in 
relation to the land been compulsorily acquired?


Yes No 


Is a Native Title Certificate in effect over the land? Yes No 


Relevant 
land 


Is land dedicated or reserved Crown land managed by a 
council manager


Yes No 


Is land dedicated or reserved Crown land managed by a 
non-council manager assigned as a category 1 manager


Yes No 


Is the land vested in a local council under Division 4.2 
(Vesting of Crown land in local councils)


Yes No 


As per the assessment above, the land is determined to be Relevant/Excluded Land (select 
appropriate option). 


Step two: a description of the proposed activity or dealing 


For example: Armidale Regional Council is preparing Plans of Management for this reserve 
and requires Native Title Advice and the effect that the Plan of Management will have on the 
Native Title Advice.  


Step three: determine if the act affects Native Title  


See section 4.6 in the Native Title Manager Workbook for more information on this. 


Proposed Act
Is the act a Future Act? Yes No
Does the act affect Native 
Title? 


Yes No 


Why/why not? The Plan of Management does 
not affect Native Title as it does 
not approve an additional use of 
the Land.  


Step four: Assessment of how the act may be validated under the Native Title 
Act 1993 (The Future Acts Regime) 


Refer to relevant subdivision check-lists in attachments on pages 4-13. 


Future Act Regime Pathway Yes No
B-E - Indigenous Land Use Agreements n 
F - Section 24FA Protection – an absence of native title, 
Non-claimant applications  


n 


G - Primary Production n
H - Access to and management of water and air space n 
I - Pre-existing right-based acts and renewals etc. n
J - Reservations and leases y 
K - Facilities for Services to the public y
L - Low impact future acts y
M - Acts that pass the freehold test n 
N – Acts affecting offshore n
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If none of the above subdivisions will validate the future act, does the council need to: 


Seek 24FA protection? Yes No
Negotiate an ILUA? Yes No


Step five: Information on whether the act is compensatory 


Refer to the ‘procedures generally required’ table below for an indication of whether 
compensation would be payable for the act 


Is compensation payable?  


Yes/No 


Any further comments: Not applicable 


Step six: Procedural requirements necessary under the Native Title Act 1993 


Refer to the ‘procedures generally required’ table below and include a summary of those that 
are required within the Native Title Manager report, based on your assessment. 


Procedures generally required


Subdivision Notification Opportunity 
to comment


Other procedures Is compensation 
payable?


B-E - ILUAs Yes Yes Yes  


Extensive legal 
negotiations 


Multi-party 
consents 


Yes 


F - FA protection Yes 


Court application 


Yes 


G - Primary production Yes Yes Yes 


H - Water, living   aquatic 
resources and airspace 


Yes Yes Yes 


I - Pre-existing      acts or 
renewals 


Yes Yes Yes 


J – Reservations Yes 


If it is a 
public work 


Yes 


If it is a public 
work 


Yes 


K - Facilities for services to the 
public 


Yes Yes Yes 


L - Low-impact       activities No 


M - Acts that     pass the 
freehold test 


Yes Yes Yes 


N - Acts affecting offshore 
places 


Yes Yes Yes 







ATTACHMENTS 


Does subdivision F apply?  ☐ Yes ☒ No


Subdivision F - Section 24FA Protection – an absence of native title, Non-
claimant applications 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. The land is not covered by a government 


application under s. 24FB(a). 


s. 24FC(b) 
☐ Yes ☐ No  


2. A non-claimant application needs to be made in 


relation to the whole or part of the area covered by 


the application. 


s. 24FC(a) and (c) ☐ Yes ☐ No  


3. The three month period specified in the notice 


given under s. 66 of the NT Act (Cth) has ended 


and at the end of that period there is no native title 


claim covering the area or all entries that relate to 


a relevant native title claim that covered an area 


are removed from the Register of Native Title 


Claims, or cease to cover the area. 


24FC(d) and (e) ☐ Yes ☐ No  


4. The application has not been withdrawn, 


dismissed or otherwise finalised. 


24FC(f) ☐ Yes ☐ No  


5. There is no entry on the National Native Title 


Register that native title exists in relation to the 


land. 


24FC(g) ☐ Yes ☐ No  


Comments: 







Does subdivision G apply?  ☐ Yes ☒ No 


Subdivision G - Section 24GB – Primary Production 


Requirement 
Number 


Requirement Section Requirement 
Satisfied


1. A non-exclusive agricultural lease or a non- 


exclusive pastoral lease (i.e. a lease for agricultural 


or pastoral purposes which do not confer a right of 


exclusive possession on the land was granted) is in 


force. 


s. 24GB(l)(a) 
☐ Yes ☐ No  


2. The lease was granted on or before 23 December 


1996. 


s. 24GB(l)(a) ☐ Yes ☐ No  


3. The lease was valid, that is of full force and effect, 


including because it is a past act or intermediate 


period act. 


s. 24GB(l)(b) ☐ Yes ☐ No  


4. The future act takes place after 23 December 1996. s. 24GB(l)(c) ☐ Yes ☐ No  


5. The future act permits or requires the carrying on of 


the following while the lease is in force (including as 


renewed on one or more occasions): 


(a) a primary production activity, or 


(b) an activity which is incidental to a primary 


production activity, provided that the majority of the 


area covered by the lease is used for primary 


production activities. 


s. 24GB(l)(d) ☐ Yes ☐ No  


6. The future act could have been validly done or 


authorised prior to 31 March 1998, if any native title 


in the area covered by the lease had not then 


existed. 


s. 24GB(l)(e) ☐ Yes ☐ No  


Exclusion 1 1. Section 24GB does not validate a future act 


where the lease granted by 23 December 1996 was 


a non-exclusive pastoral lease covering an area 


greater than 5,000 hectares and the future act has 


the effect that the majority of the area covered by 


the lease is required or permitted to be used for 


purposes other than pastoral purposes. 


s. 24GB(4)(a) 







Exclusion 2 2. Section 24GB does not validate a future act 


which converts a non-exclusive agricultural or 


pastoral lease granted by 23 December 1996 into a 


lease conferring a right of exclusive possession or 


a freehold estate, over any of the land or waters 


covered by the lease.


s. 24GB(4)(b)


Subdivision G – Section 24GD 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. Either of the following was granted on 


or before 23 December 1996 


• a freehold estate, 


• an agricultural lease, 


• a pastoral lease 


s. 24GD(l)(a) ☐ Yes ☐ No  


2. The freehold or lease was valid 


(including because it is a past act or 


intermediate period act). 


s. 24GD(l)(b) ☐ Yes ☐ No  


3. The future act takes place after 23 
December 1996.


s. 24GD(l)(c) ☐ Yes ☐ No  


4. The future act permits or requires the 


carrying on of grazing, or an activity 


consisting of, or relating to, gaining 


access to water or taking water that: 


s. 24GD(l)(e) ☐ Yes ☐ No  


(a) takes place while the freehold 


estate exists or the lease is in force; 


and 


s. 24GD(l)(e)(i) ☐ Yes ☐ No  


(b) is directly connected to the 


carrying on of any primary production 


activity on the area covered by the 


freehold estate, agricultural lease or 


pastoral lease; and 


s. 24GD(l)(e)(ii) ☐ Yes ☐ No  


(c) takes place is an area adjoining or 


near the area covered by the freehold 


estate, agricultural lease or pastoral 


lease; and 


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  







does not prevent native title holders 


in relation to land or waters in the 


area in which the activity will be 


carried on from having reasonable 


access to the area.


s. 24GD(l)(e)(iii) ☐ Yes ☐ No  


Exclusion 1 Section 24GD does not validate a 


future act where it concerns the grant 


of a lease, or any act that confers a 


right of exclusive possession over 


land.


s. 24GD(l)(d)


Comments: 


Does subdivision H apply?  ☐ Yes ☒ No


Subdivision H – Management of Water and Air Space 


Requirement 
Number


Requirement Section Requirement 
Satisfied 


1. A future act consists of the grant of a lease, 


licence, permit or authority under legislation. 


s. 24HA(2) 
☐ Yes ☐ No 


2. The legislation is valid. s. 24HA(2)(a) ☐ Yes ☐ No 


3. The legislation relates to the management or 


regulation of: 


• surface and subterranean water, 


• living aquatic resources, 


• or airspace 


s. 24HA(2)(b) ☐ Yes ☐ No 


Comments: 







Does subdivision I apply? ☐ Yes ☒ No


Subdivision I – Pre-existing right-based acts and renewals etc. 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. The act is a 


(i) renewal, 


(ii) re-grant or re-making, or 


(iii) extension of the term, 


of a lease, licence, permit or authority 


(original lease etc.) that is valid (including 


because it is a past act or intermediate 


period act); and 


s. 241C(l)(a) 
☐ Yes ☐ No 


2. Any of the following apply – s. 241C(l)(b) ☐ Yes ☐ No 


the original lease etc. was granted on or before 


23 December 1996; or 


s. 24IC(l)(b)(i) 


the grant of the original lease etc. was a 


permissible lease etc. renewal or a "pre-existing 


right-based act"; or 


s. 24IC(l){b)(ii) 


(the original lease etc. was created by an act 
under s.24GB, GD, GE or HA (primary 
production or management or regulation of water 
and airspace); and 


s. 241C(l)(b)(iii) 


3. The permit does not: 


• confer a right of exclusive possession over 


any of the land covered by the original lease 


etc.; or 


• create a larger proprietary interest in the land 


than was created by the original lease etc.; or


• create a proprietary interest over any of the 


land covered by the original lease etc., where 


the original lease etc. created only a non-


proprietary interest. 


s. 24IC(l){c) ☐ Yes ☐ No 







4. If the original lease etc. contains, or is subject to, 


a reservation or condition for the benefit of 


Aboriginal peoples or Torres Strait Islanders - 


the renewed, re- granted, re-made or extended 


lease, licence, permit or authority contains, or is 


subject to, the same reservation or condition. 


s. 24IC(l)(d) ☐ Yes ☐ No 


5. If the original lease etc. did not permit mining - 


the renewed, re-granted, re-made or extended 


lease, licence, permit or authority does not 


permit mining. 


s. 24IC(l)(e) ☐ Yes ☐ No 


Comments: 


Does subdivision J apply? ☒ Yes ☐ No


Subdivision J – Reservations and leases 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The reservation was created on or before 23 


December 1996; and 


s. 24JA(l)(a) 
☒ Yes ☐ No 


2. The reservation was valid; and s. 24JA(l)(b) ☒ Yes ☐ No 


3. The creation of the reservation was done by 


the Crown (the Commonwealth or State); and 


s. 24JA(l)(c) ☒ Yes ☐ No 


4. The whole or part of any land or waters under 


the reservation was to be used for a particular 


purpose; and 


s. 24JA(l)(d) ☒ Yes ☐ No 


5. The act is done in good faith under or in 


accordance with the reservation, or 


s. 24JA(l)(e) ☒ Yes ☐ No 


in the area covered by the reservation, so long 


as the act's impact on native title is no greater 


than the impact that any act that could have 


been done under or in accordance with the 


reservation would have had. 


Comments: 







The Crown Reserve is a Cemetery and the Plan of Management does not propose to 
change the purpose or use of the cemetery.  


Does subdivision K apply?  ☒ Yes ☐ No 


Subdivision K – Facilities for services to the public 


Requirement 
Number


Requirement Section Requirement 
Satisfied


1. The future act relates (to any extent) to an onshore 


place; and 


s. 24KA(l){a) ☒ Yes ☐ No 


2. The facility is any of the following: 


(a) a road, railway, bridge, or other transport 


facility (other than an airport or port). 


(b) a jetty or wharf. 


(c) a navigation marker or other navigational 
facility. 


(d) an electricity transmission or distribution 
facility. 


(e) lighting of streets or other public places. 


(f) a gas transmission or distribution facility. 


(g) a well, or a bore, for obtaining water. 


{h) a pipeline or other water supply or reticulation  


facility. 


(i) a drainage facility, or a levee or other device 


for management of water flows. 


(j) an irrigation channel or other irrigation facility. 


(k) a sewerage facility, other than a treatment 


facility. 


(I) a cable, antenna, tower or other 


communication facility. 


(m) an automatic weather station. 


(n) any other thing that is similar to any one or 


more of the things mentioned above; and 


s. 24KA(2) ☒ Yes ☐ No 


3. The future act either: s. 24KA(l)(b) 


permits or requires the construction, operation, 


use, maintenance or repair, by or on behalf of any 


person, of any of the facilities listed in Requirement 


s. 24KA(l)(b)(i) ☒ Yes ☐ No 







2 that is operated or to be operated for the general 


public; or 


consists of the construction, operation, use, 


maintenance or repair, by or on behalf of the Crown 


or a local government body or other statutory 


authority of the Crown, of any of the facilities listed 


in Requirement 2 that is operated or to be operated 


for the general public; and 


s. 24KA(l)(b)(ii) 


4. The future act does not prevent native title holders 


in relation to the land or waters on which the thing 


is located or to be located from having reasonable 


access to the land or waters in the vicinity, except: 


(i) while the thing is being constructed; and 


for reasons for health and safety; and 


s. 24KA(l)(c) ☒ Yes ☐ No 


5.
If there are any areas or sites in the future act area 


of particular significance to Aboriginal peoples or 


Torres Strait Islanders in accordance with their 


traditions, a law of the State is made in relation to 


the area or sites preservation or protection; and 


s. 24KA(l)(d) ☒ Yes ☐ No 


6.
The future act does not relate to the compulsory 


acquisition of the whole or part of any native title 


rights and interests. 


s. 24KA(lA) ☒ Yes ☐ No 


Comments: The Plan of Management requires Council to maintain the upkeep of the 
reserve and to be used for its intended purpose being a cemetery.  







Does subdivision L apply? ☒ Yes ☐ No


Subdivision L – Low impact future acts 


Requirement 
Number


Requirement Section Requirement 


Satisfied 


1. The act takes place before, and does not continue 


after, an approved determination of native title is 


made in relation to the land or waters, if the 


determination is that native title exists. 


s. 24LA(l)(a) 
☒ Yes ☐ No 


2. 
The act does not consist of, authorise or otherwise 


involve: 


s. 24LA(l)(b) ☒ Yes ☐ No 


the grant of a freehold estate in any of the land or 


waters; or 


the grant of a lease over any of the land or waters; 
or 


conferral of a right of exclusive possession over 
any of the land or waters; or 


the excavation or clearing of any of the land or 


waters; or 


mining (other than fossicking by using hand-held 


implements); or 


the construction or placing on the land, or in the 


waters, of any building, structure, or other thing 


(other than fencing or a gate), that is a fixture; or 


the disposal or storing, on the land or in the 


waters, of any garbage or any poisonous, toxic or 


hazardous substance. 


3. 
However, the excavation or clearing of any of the 


land or waters is permitted where it involves: 


s. 24LA(2) ☒ Yes ☐ No 


excavation or clearing that is reasonably 


necessary for the protection of public health or 


public safety; or 


s. 24LA(2)(a) 


tree lopping, clearing of noxious or introduced 


animal or plant species, foreshore reclamation, 


regeneration or environmental assessment or 


s. 24LA(2)(b) 







protection activities. 


Comments: Some excavation may be required where it is necessary for public safety 
and the burial of bodies.  


Does subdivision M apply? ☐ Yes ☒ No


Subdivision M – Acts passing the freehold test 


Requirement 
Number 


Requirement Section Requirement 
Satisfied 


1. It is an act other than the making, amendment or 
repeal of legislation; or 


s. 24MB(l)(a) 
☐ Yes ☐ No 


2. Either: s. 24MB(l)(b) ☐ Yes ☐ No 


the act could be done in relation to the land 
concerned if the native title holders concerned 


instead held ordinary title to it; or 


s. 24MB(l)(b)(i) 


the act could be done in relation to the waters 
concerned if the native title holders concerned 
held  ordinary title to the land adjoining, or 


surrounding, the waters; and 


s. 24MB(l)(b)(ii) 


3. A law of the Commonwealth, a State or a Territory 
makes provision in relation to the preservation or 
protection of areas, or sites, that may be: 


(i) in the area to which the act relates; and 
(ii) of particular significance to Aboriginal 


peoples or Torres Strait Islanders in 
accordance with their traditions. 


s. 24MB(l)(c) ☐ Yes ☐ No 


4. The subdivision only applies to a future act to the 
extent that it relates to an onshore place. 


s.24MC ☐ Yes ☐ No 


Comments: 
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OFFICIAL 


Daniel Boyce 
135 Rusden Street 
Armidale, NSW 2350 
Australia 
 
Subject: Benefit Sharing Voluntary Planning Agreement (VPA) Letter of Offer 
 
Dear Daniel, 
 
I am writing to set out the proposed term of the Benefit Sharing VPA contributions to the 
Armidale Regional Council (ARC) as part of the Development Approval of the Armidale 
Battery Energy Storage System (BESS) project (SSD-23515853). 
 
Valent Energy Developments Pty Ltd is dedicated to supporting the ARC in working with the 
community to maintain and expand Council objectives. 
 
General Terms of the Benefit-Sharing Voluntary Planning Agreement 
  


1. A lump sum payment of $1,275,000 (in 2023 dollars and adjusted annually for 
CPI) on commencement of construction. This is 50% of $850 per megawatt (MW) of 
capacity as an upfront payment from the commencement of construction. 


2. Annual payment of $425 (in 2023 dollars and adjusted annually for CPI) per MW 
capacity still in operation for 20 years from the commencement of construction. This 
is 50% of the $850 per MW capacity over 20 years from the commencement of 
construction. 


3. Annual payment of $850 (in 2023 dollars and adjusted annually for CPI) per MW 
of capacity still in operation from the 21st and subsequent years after the 
commencement of construction for the development's operational life. 


4. Annual contribution to the upkeep and enhancement of the New England Rail Trail of 
$20,000 (in 2023 dollars and adjusted annually for CPI) for 20 years from the 
commencement of construction. 
 


Non-Preferential 
 
This proposal is subject to the Council agreeing not to disadvantage our project by agreeing 
to a lower VPA contribution with another battery development of less than $850 (in 2023 
dollars and adjusted annually for CPI) per MW capacity per annum (i.e. on the same 
terms, including point 1 above of 50% upfront). To the extent the Council wishes to agree to 
a lower VPA with another battery development, the contribution of the Armidale BESS shall 
be adjusted to be no higher than that of the battery development subject to a lower 
contribution. Community battery developments of less than 30MW capacity may be subject 
to a lower rate and are excluded. 
 
 
Yours Sincerely 
 
 


 
Lucis Han / Development Manager 


M: +61 4 2026 5353 


E: Lucis.Han@Valent-Energy.com 


 








 


LSPS Public Submissions 


Subject Matter Supportive of LSPS 
actions 


Against LSPS 
actions 


LSPS suggestions  
Council comments  


Inadequate 
amenities at public 
sportsgrounds 


- Supportive of use of 
Malpas Dam for high 
altitude water sports 


 - One events calendar for all regions 
activities 


- Most sporting grounds lack amenities 


The submission is largely focused around improving 
facilities and amenities at Council’s sporting 
precincts which is included under Action A6.4 of 
the LSPS.  
Some upgrades to facilities may be able to be 
considered using s7.12 contributions to embellish 
these assets in the future. 
Submitter supportive of use and development of 
Malpas Dam for high altitude water sports and 
creating a calendar of year round events that 
attracts tourists to the region.    


Overall supportive of 
LSPS actions 


A6.7 - Support for 
utilisation of depleted 
asset for Rail trail ; 
A6.1 - More events like 
the Big Chill, leveraging 
off our cold climate; 
A6.5 - Partner with 
National Parks to look at 
opportunities to reframe 
tourism strategy around 
‘cold country’ and 
outdoor activities; 
B1.2 -Embed local 
character into our homes; 


  Overall supportive of LSPS actions, no significant 
updates required to Plan. 







 


B5.1- Encourage local 
artisans and 
entrepreneurs; 
Priority 6 - Support 
NERAM; 
C4.1 – Support for 
renewable that provide 
community benefits  


Economic 
development focus 
for region 


Neutral   -Foster agri-tech innovation in Guyra to 
support research and development in 
precision farming, drone technology and 
other innovations to enhance productivity. 
- Specialised food processing to 
encourage niche and locally produced 
products such as organic or gourmet 
foods;  
- Promote agri-tourism experiences  
- Promote artisanal manufacturing 
supporting local craftspeople, such as 
handcrafted woodwork, textiles and 
apparel, pottery/ceramics studios, 
speciality crafts/goods .   
- Collaborate with research institutions to 
establish a biomedical and development 
centre in the region. 
- Invest in tourism infrastructure including 
adventure tourism facilities, cultural 
attractions and accommodation.  
- Support the production of sustainable 
and green construction materials, 
manufacturing eco-friendly building 
components such as recycled materials, 
energy efficient products, sustainable 


The submission provides extensive feedback in 
regard to possible future local industries and 
manufacturing focused largely around Guyra but 
which could also have considerable relevance 
across the LGA. 
Many of the suggestions have merit in that they are 
highly capable of being undertaken in both urban 
and rural environments leveraging off our local 
advantages and potential for related direct/indirect 
industries around the New England REZ and 
Controlled Environment Horticulture. 
 
Investment in eco-tourism and outdoor recreation 
and adventure activities promoting sustainable 
tourism covered under Action A6.1.  
 
The following amendments are recommended to 
the LSPS where they have synergies to the regions 
locational advantages and industries, and extend 
on some of the Actions and opportunities already 
identified in the LSPS:      


- Foster agri-tech innovation included as an 
additional action under A3.2; 







 


timber, green concrete production, rubber 
and plastic reclamation and recycling.    
- Establish a digital creative hub, fostering 
the growth of digital media, design and 
content creation businesses. 
- Development of health and wellbeing 
industries. 
- Emphasis on eco-tourism and outdoor 
recreation promoting sustainable tourism 
activities. 


- Support specialised food processing and 
artisanal manufacturing covered under 
action B5.1; 


- Promote agri-tourism opportunities 
included as an additional action under A3.2 


- Collaborate with research institutes to 
promote biomedical development within 
the region included as an additional action 
under B2.2. 


- Encourage the development of recycling 
and green industries included as an 
additional action under A2.1.  


- Develop health and wellbeing industries 
included as an additional action under B2.2 


Rail trail, tourism, 
growth and 
employment 
opportunities, 
housing, improving 
medical services 


Considerable potential 
for growth in tourism with 
opening of the rail trail 
which will diversify the 
economic and 
employment base of the 
ARC LGA.  
Exploring opportunities 
for potential 
manufacturing synergies 
with the New England REZ 
and Controlled 
Environment Horticulture 
(CEH) to produce 
materials for these 
industries locally. 
Improve housing stock 
and diversity. 


 - Historic train with its own dining 
experience from Armidale to Uralla and 
possibly Tamworth, providing additional 
opportunities for utilising the existing rail 
network. 


- Possibility for additional local tourism 
opportunities and economic benefits for 
towns and villages along the rail trail. 


- Bicycle trail opportunities at Dumaresq 
Dam and Mother of Duck’s Lagoon. 


- Promotion of manufacturing focused on 
renewables and horticultural needs 
which may provide synergies and 
multiplier opportunities, i.e production 
of materials locally rather than importing 
from overseas such as with the Costas 
glasshouses.   


- Improving our water capacity and supply 
systems.  


There are some comments and suggestions in this 
submission that warrant some alterations to the 
LSPS as it is considered that they have a nexus to 
the current Plan and provide opportunities for some 
additional scope to expand on existing Actions.    


 
- Historic train experiences south of Armidale 


along active line, included as an additional action 
under A6.1. 


- Opportunities for additional trails included as a 
new Action under A6.4.  


- Additional tourism opportunities for towns and 
villages along the rail trail included as amended 
wording under action A6.7. 


- Explore opportunities for locally produced 
materials for the REZ and CEH included as a new 
action under A2.2. 


- Water security covered under action A5. 







 


- Increasing the capacity of the Armidale 
Regional Airport. 


- Liveability is a competitive advantage. 
- Figure 4 would benefit with inclusion of 


distances to Sydney and Brisbane. 
- Air quality concerns need to be clarified 


under section 1.5 in that it is more an 
Armidale concern rather than the villages 
and rural areas. 


- Planning Priority A4 – improving housing 
diversity and opportunities for infill 
accommodation in CBD, above car 
spaces and areas currently occupied by 
car yards. Currently limited stock 
available for downsizers looking to move 
closer to the CBD and services who are 
then forced to relocate to other centres 
which provide more opportunities, as 
such aging in place is currently not 
supported locally.  


- Planning Priority A6 ‘tourism’, should 
include extension in map, figure 24, with 
an arrow to Glen Innes. 


- Action C3.1 is more of a platitude than 
an action. Need to strengthen wording 
around coordination across Government 
and the community.  


- Action C5 – should ensure protection of 
prime agricultural land through 
appropriate zoning restrictions, 


- Lobby government for improved health 
and specialist services. 


- Increasing the capacity of the airport covered 
under action A1.  


- Liveability included in the narrative. 
- Figure 4 updated with distances to Sydney and 


Brisbane. 
- Section 1.5 amended to clarify that woodsmoke 


concerns are around the Armidale City area.  
Woodsmoke in general though is not just limited 
to the Armidale City area as it is also a wider 
community concern which can also have health 
related impacts if wood heaters are not up to 
current Australian Standards, if not used correctly 
and/or if inappropriate wood is used.      


- Housing diversity and aging in place included in 
the rationale under B1.  


- Figure 24 updated to include arrow along rail trail 
saying to ‘Glen Innes’. 


- Additional Action included under C3.1 to look at 
opportunities to improve and coordinate 
responses between Council, emergency services 
and the community around natural disaster 
declarations. 


- Strengthen protection of prime agricultural lands 
from inappropriate development covered under 
Action A3.2 


- New Action included under B2.2 to look at 
opportunities to improve local medical services 
and retention of trainee doctors within the region. 







 


- Look for opportunities to improve 
medical services within the region and 
investigate retention of trainee doctors 
from UNE undertaking their training 
locally,  


Climate change, 
water security, 
tourism, energy, air 
pollution, housing, 
aged care, 
manufacturing, first 
nations people. 


Greater emphasis 
required on climate 
change impacts on many 
sectors such as 
agriculture, tourism, 
water security. 
Arts and culture precinct. 
Renewable energy and 
additional opportunities 
for community benefits. 
Stronger action needs to 
be taken on woodsmoke. 
Infill housing where 
possible. 
Aged care facilities  
Small scale 
manufacturing 
First nations people 


Does not support 
plan to base 
population growth 
around CEH due to 
their reliance on 
water and the 
impacts of the 
existing operation 
on current water 
resources.  


- While climate change gets a mention it 
should be included in each relevant 
section such as agriculture, tourism, 
economy natural disasters. 


- Drought and water are the greatest risks 
to way of life. Current CEH operations in 
the region have high reliance on water for 
their operations which reduces 
environmental flows and ground water 
aquifers. Current operations do not 
employ permanent residents with much 
of the earnings being sent abroad. 
Additionally, Costas overseas owned 
with profits going abroad. 


- Concerns regarding potential 
environmental impacts of pipeline from 
Oaky and that we should be 
concentrating on recycling. 


- Increasing efficiency of existing water 
infrastructure and plans for saving water. 


- Developing the Arts and culture precinct 
will add to tourism experience. 


- Tourism will provide economic boost to 
region, supports emphasis on arts and 
culture precinct. 


- Whilst there is mention of the REZ aside 
from community benefits from large 
scale projects. There should also be 


- Climate change is included as an action under 
C3.1 and even though not directly identified will 
also need to be integrated throughout other 
actions identified in the plan. 


- Recommend amending DCP to ensure that new 
businesses and industries implement water 
efficiency best use practices – included as new 
action under C3.1  


- There is nothing under NSW planning legislation 
that prevents offshore applicants from 
establishing business operations within the state. 
Whilst Council is mindful that many of the current 
employees of CEH industries are not permanent 
residents, Council will endeavour to work with 
employers to look towards prioritising permanent 
residents over non residents.       


- Any proposal for a pipeline from Oaky would be 
subject to a full environmental assessment to 
assess potential impacts on biodiversity and flora 
and fauna. 


- Council is currently investigating the opportunity 
to upgrade its existing water treatment plant to be 
able to treat and reuse waste water for specific 
purposes.    


- Council has developed a renewable energy 
community benefit framework which is aimed at 
providing community benefits for the region 
hosting renewables. Given this it is 







 


emphasis added to look at opportunities 
for small scale mini grids, community 
batteries, incentives for solar panels on 
CBD buildings and Council facilities, 
community solar farm, supporting 
energy efficient housing and transition 
away from wood heating. 


- Whilst there is mention of zero30 there is 
no information regarding the road map 
on how we get there. 


- Concerns regarding reducing impacts 
from woodsmoke have been ongoing for 
years with no change. Council needs to 
lobby state government for support and 
tougher action. New homes should be 
being built to ensure energy efficiency 
and use of passive solar heating.     


- Supportive of infill housing where 
possible and higher density 
development.  


- Aged care needs to be under 
community/Council control. Look at 
possibility for Council’s in New England 
to work together to create local 
cooperatives to service small facilities.  


- Supportive of small scale manufacturing 
rather than CEH, particularly around low 
carbon footprint, high efficiency and 
circular economy. 


- Reference to First nations people should 
be included in other sections such as 
education and environment.  


recommended that an additional Action be 
included under C4.1 to look at opportunities to 
partner with REZ projects to provide for additional 
community benefit projects. 


- Council acknowledges the concerns around 
woodsmoke and its health impacts. Whilst 
Council is committed to investigate opportunities 
of improving air quality, groups such as the 
Australian Home Heating Association lobby 
against such action and actively promote 
misinformation denouncing the impacts of 
woodsmoke. Given the level of current opposition 
to introducing any measures at reducing the 
impacts of wood smoke on the community, 
Council will need to work with state agencies to 
look at ways of providing better education of such 
impacts. Council will also need to partner with 
state agencies such as EPA to look at possible 
buy back options and providing subsides for 
cleaner heating options.  


- Council will continue to encourage and facilitate 
infill and higher density development where 
appropriate within close proximity to 
infrastructure and services. 


- Aged care services is largely not considered as 
being a core service that local government 
provides due to the ongoing cost burden on local 
rate payers. These services are provided by State 
or Federal government or alternatively, the private 
sector.  


 







 


LSPS feedback Overall supportive of 
LSPS content and actions 


 - Alignment between LSPS, CP and 
Regional Plan  


LSPS updated accordingly 


Armidale’s current 
poor performance in 
comparison to other 
regional centres   


Armidale’s decline and 
overall lack lustre 
performance impacting 
on region. 
Additional housing supply 
required. 
 


Decline in public 
transport to the 
region including rail 
services. 
LSPS should have 
greater focus on 
increasing rail 
services. 
Focus on rail trail ill 
founded. 
 


- Armidale has declined in comparison to 
other regional centres and impacting on 
other New England communities. 


- Armidale’s population and investment 
growth is poor. 


- The largest hit to the New England 
Region and Armidale itself was the 
closing of the rail line and coach 
services. 


- The proposed economic windfall from 
the rail trail lacks substance.  


- There should be increased daily rail 
services to/from Armidale. 


- Re-establishing and increasing services 
both passenger and freight along the rail 
line including north of Armidale should 
be the corner stone of the LSPS and 
potential to tap into Brisbane and SE 
Queensland’s growing population. 


- Re-establish coach services between 
Sydney and Brisbane via Armidale. 


- Housing supply needs a boost to bring in 
permanent residents and provide 
affordable housing.  


- The Actions within the LSPS are targeted to 
address the lack lustre performance of the LGA in 
recent times and to look amongst other matters at 
opportunities to increase population and 
employment options. 
- The rail service to Armidale and north was in 
decline even prior to the cessation of these 
services by State rail in the 1980’s. Even the service 
to Armidale was ceased in the past due to lack of 
patronage and to date the Armidale line is reported 
to be the second most subsidised line in the state. 
Any decision to reopen the rail north of Armidale 
and increase services including freight, would be 
TfNSW. From the information available to Council 
the cost of any such proposal would be in excess of 
$2 billion and this option is currently not under 
consideration by TfNSW.   
- Whilst the rail line north of Armidale has been 
closed for 40 years and there is no immediate 
consideration by state government of re-
establishing this in the short or even medium term, 
utilisation of this abandoned and unused corridor 
for alternative uses that could benefit the towns 
and villages along the line provides opportunities 
for additional tourism options that are currently not 
available. If TfNSW determines that the rail line 
north of Armidale be re-established at any time in 
the future, then the rail trail can easily be moved to 
allow these services to resume.  
- Council is in the process of developing a housing 
strategy which will identify additional urban growth 







 


areas that will provide additional land stock to 
meet the demand to 2043 and beyond.          


Development of 
land in Arundel Dr 
north prioritised 


Land has been identified 
as future urban growth 
area in LSPS 


 - Release of land should be prioritised for 
urban growth. 


- The land is suited to residential use and 
within proximity to services and CBD.  


- The subject land has been identified in the Housing 
Strategy for potential urban settlement. Staging of 
release of land to be shown in Housing Strategy.  


Multiple authors (6) 
(sole topic)  -  
Against Rail Trail and 
support for the 
reinstatement of rail 
line  
- Reopening of Main 
Northern Railway 
line. 
-Inadequate and 
affordable transport 
options  
 


 -  Against proposal 
for rail trail, 
support for 
reopening of the 
rail line to 
freight/passenger 
trains.  


- Improving transport 
connectivity absent 
from LSPS. 


- Reopening of the 
rail line north to 
Brisbane 


-  


- Omission in plan for road and rail 
transport.  


- Rail trail does not have significant support 
in community. 


- Ongoing maintenance costs of trail should 
not be borne by ratepayers. 


- Economic benefits of trail lacks 
substance. 


- Armidale’s lack of growth linked to 
inadequate affordable transport options. 


- Improving connectivity absent from Plan 
even though reopening of rail line has 
strong community support. 


- Rail link could benefit REZ and CEH 
industries. 


- Inclusion of rail trail in Plan disappointing 
without any acknowledgement of costs. 


- Lack of community consultation with rail 
trail. 


- Destruction of rail infrastructure. 
- The proposed rail trail is a terrible 
investment with limited financial return. 


- Given the regions climate the trail would 
not be useable for portions of the year.  


- Council should ‘bully up’ to state 
government for the reopening of the train 
services north of Armidale given the 


Refer comments above. 
- Whilst public transport within and outside the 
LGA is largely a state initiative, Council will 
continue to look for opportunities to work closely 
and  lobby TfNSW to improve public transport 
options for the community.  
- Council is pursuing alternative avenues towards 


the ongoing costs of maintaining the rail trail such 
as through contributions/sponsorship by REZ 
projects, and not via rates revenue.   


- The current argument is not one of promoting the 
rail trail at the expense of reopening and using the 
rail line for passenger and freight transport. The 
proposed rail trail is currently considered as a 
being a good use of an underutilised and 
abandoned rail asset that could provide tourism 
opportunities for the towns and villages along the 
line.    


- One of the arguments provided for the reopening 
of the railway line north into SE Queensland is to 
provide improved services, both passenger and 
freight, to and from Brisbane as well as opening 
up the potential tourism market to the rapidly 
expanding population in SE Qld. The previous rail 
service north of Armidale only ever extended as 
far north as Wallangarra which is just across the 
NSW/Qld border. The rail line has never provided 







 


petition signed by 10,746 people in 
support of reinstatement. 


- Public transport for passengers and 
freight are vital to the growth and 
population the LSPS seeks. 


- Public transport within and connecting 
to other centres is poor. 


a service to Brisbane or SE Qld and as such, and 
proposal to do so will be at additional substantial 
expense to the NSW government 


Rail trail Support for rail trail 
concept 


-  - Good use of abandoned and unused 
asset. 


- It will be the highest rail trail in Australia, 
another unique drawcard. 


- In support of rail trail and potential tourism 
opportunities along the line.   


Need for more R5 
zoned land 


Land not identified in 
LSPS as being within any 
of the proposed new 
growth areas. 


 - Council consideration for upzoning land 
located between Dangarsleigh Road and 
Castledoyle Road from RU4 to R5. 


- With the existing R5 land in the northern 
growth area being upzoned to R1 there 
will be a lack of R5 land stock. 


- Land in this location previously identified 
for housing on vacant lots in the 
Armidale Dumaresq Rural Residential 
Study 2004. 


 


- There is currently no supporting strategic 
assessments or merit for the upzoning of this area 
for more intensive residential settlement. 


- The 2004 Armidale Dumaresq Rural Residential 
Study assessed the opportunity for large lot 
residential and rural residential land within the 
LGA. The subject area located between the main 
northern railway line and Waterfall Way was 
determined at that time to be suitable for a rural 
residential development, permitting the erection 
of a dwelling on each vacant allotment, which 
was to be undertaken in a stage approach with 
the area located between the Main Northern 
Railway line and Long Swamp Road being in the 
first release stage.   


- Any proposed upzoning of this area of the LGA 
would be subject to any future rural lands study, 
which would need to assess the unmet demand 
of large lot residential land in the LGA, whilst 
managing impacts on agricultural pursuits both 
intensive and extensive as well as protecting 
biodiversity and biophysical agricultural land.  







 


- Whilst Council’s current proposal to satisfy and 
accommodate urban growth is for both infill 
development and upzoning of existing large lot 
residential land, it is considered that some of the 
land directly adjoining existing R1 zoned land 
would be similarly zoned but as it transitions 
further from the CBD lot sizes will be increased 
accordingly to possibly reflect more an R2 zoning, 
with much of the land north of the proposed 
urban growth areas remaining as R5. 


- Given this, a high level assessment of R5 zoned 
land that will remain as such following any 
endorsement of the LHS would result in 
approximately 710ha of land still being available 
and located as follows:  
 


• 450ha available to the south of Armidale 
along Kellys Plains and Old Gostwyck 
Road, 


• Approximately 60ha to the east, and 
• Approximately 200ha to the north. 


Liveability is a 
competitive 
advantage 


 -No mention of 
young families and 
childcare facilities 


- Whilst a key platform in the LSPS 
suggests that ‘liveability is a competitive 
advantage’, in attracting population 
growth, there is little in the Plan regarding 
early childhood services and very little 
about attracting young families, the people 
ARC are attempting to attract. 
- Apart from sports grounds there is little in 
the Plan regarding other community 
facilities such as playgrounds, childcare 
centres/preschools, particularly relevant 
to young families. 


- Whilst the LSPS does not directly specify a 
particular cohort who are being attracted to the 
region, the LGA has always been accepting and 
inclusive of all its residents and will always be 
welcoming to those that choose to call the region 
home.   


- While the LSPS does not specifically identify the 
need for additional child care centres to attract 
working families, Council is fully aware of the 
current need for additional facilities. In this regard, 
a number of child care centres have already been 
granted approval by Council but are yet to 







 


- Community and Place B.1 – Our Homes: 
whilst house sizes have increased over 
time lot sizes have decreased with little 
area for children to be able to play and 
exercise. What is ARC proposing in this 
regard? 


- Community and Place B.2 Education: 
The LSPS suggests that education is well 
established which may be the case for 
school aged children but not younger 
infants 0-5 with a lack of childcare 
facilities in the region. 


- Community and Place B.6 Our health and 
well being; 
Scope for ARC to dedicate more green 
space to improve health and well being. 


- Nature and Resilience – C.1 Our air 
quality: 
The current air quality implications on 
health, particularly young children are well 
documented. 


- Nature and resilience C.2 Our biodiversity:  
More emphasis needs to be given to not 
only world heritage areas and national 
parks but also urban biodiversity along the 
creeklands and corridors. No mention of 
the Creeklands Masterplan in LSPS. 


- Nature and resilience C.3: 
Impacts of climate change will be most 
prevalent on young generations. 
Intergenerational equity and children’s 
rights. 


commence construction. Information provided to 
Council suggests that attracting suitably qualified 
and experienced staff has been a substantial 
barrier to proceeding with some centres, along with 
current renumeration.     


- Connection to green space, playgrounds etc is 
covered under B6.1.    


- The growth of the new urban areas of the region 
needs to be contained to areas that have limited 
constraints to prevent further urban sprawl into 
rural areas that potentially cause fragmentation 
and land use conflicts with rural activities and the 
use of prime agricultural land. Additionally, both 
DPHI and Council encourage better utilisation of 
land and infrastructure with infill development. 
Current lot sizes within the general residential zone 
of the region are considered to be comparable with 
other regional areas but are considered to be 
unsustainable within the R2 and R5 zones, where 
they are significantly larger in area than other 
LGA’s. Given this, it is Council’s intent to increase 
green space within our new urban areas with the 
intention of having 95% of all new homes located 
within 400m of open space. 


- Creeklands Masterplan and the intent to seek 
further ongoing funding for its completion is 
included under action A4.3   


- Requirement to prepare a Biodiversity strategy is 
included as an action under B6.1 & C2.1   







 


Research has confirmed that new heaters 
are almost as polluting as those previously 
in use. 


Woodsmoke  
Multiple authors- 
(18) in support of 
restrictions on the 
installation of wood 
heaters  


- Woodsmoke results in 
poor air quality 


- Collection of fire wood, 
either by collecting fallen 
timber or cutting 
dead/live trees has been 
linked to significant and 
detrimental impacts on 
biodiversity, ecologies 
and native fauna.    


 - Armidale has a major problem with 
woodsmoke. 


- Pollution from wood smoke is linked to 
many medical conditions such as adverse 
pregnancy outcomes, substantial impacts 
on young children, heart attacks, strokes, 
cancers, asthma, COPD, dementia and 
more. 


- It is good to see that Council has finally 
recognised this and is prepared to act to 
improve the situation.  


- The current air quality of Armidale would 
detract from young families with children 
moving to the area. 


- Cleaner air will make Armidale a better 
place to live and attract new residents. 


- There is no safe level of wood heater 
pollution. 


- Residents have been forced to leave 
Armidale due to pollution levels. 


- Cleaner air will reduce health costs and 
extend life expectancy. 


- Wood heater pollution is more harmful 
than cigarette smoke. 


- Restriction on installation of new heaters 
should be increased from lots with a 
minimum area of 4,000sqm to at least 
2ha. 


- Woodheaters should not be permitted in 
any new homes regardless of lot areas and 


- Council acknowledges that there is significant 
scientific research that has been undertaken which 
has identified links between wood smoke and a 
number of health related problems.  


- Whilst wood smoke can impact on anyone within 
the vicinity of a smoking chimney, it is substantially 
more prevalent within the Armidale city area which 
is located within a valley where on cold winter 
nights the inversion layer essentially traps in any air 
pollution/particulate matter.      


- There is evidence that the current poor winter air 
quality in Armidale has resulted in residents 
deciding to move away from Armidale for health 
related reasons and has also been the reason why 
others have chosen not to locate to the City.  


- Much criticism has been raised in the submissions 
in support of imposing restrictions on the 
installation of wood heaters in that they have not 
gone far enough and that Council has not acted on 
this matter much sooner given the overwhelming 
health and scientific advice that has been 
documented on its impacts. 


- Council acknowledges that any proposal to 
introduce restrictions on the installation of wood 
heaters in new builds on lots under 4,000m2 may 
not be supported by all, but Council also has a 
need to be mindful of the principles of ecological 
sustainable development and the impacts of wood 
smoke on others. 







 


existing heaters should be phased out 
asap. 


- Wood heaters are old technology which 
continue to be dirty and polluting. 


- Consent for the installation of new heaters 
should also be required to be obtained 
from all adjoining owners whose heat may 
be impacted by wood smoke. 


- A polluter pays tax should be introduced 
as an annual permit for the use of wood 
heaters to cover cost to Council of 
compliance and impacts on adjoining 
residents. 


- Advocate for subsidies and incentive 
packages to replace wood heaters with 
cleaner heating options and insulation. 


- Homes in Armidale should require a 
standard level of insulation for the cold 
climate.  


- Addressing wood smoke pollution and its 
health and environment impacts should 
be one of Council’s highest priorities. 


- It’s a pity that what is otherwise an 
attractive place to live is such an 
unhealthy place for 4 months of the year. 


- There are financial interest at play through 
lobbying from the home heating industry.  


- There is no safe level of wood burning 
pollution. 


- Prominent residents of Armidale such as 
Dr Nevin moved away from Armidale due 
to the pollution. 


- Improving Armidale’s air quality and incentivising 
alternative forms of heating as well as providing 
subsides for those that want to change their 
existing wood heaters is not going to be achieved 
overnight and will take time to work with the 
community through education programmes as well 
as with State government to access any available 
grant funding. As such, the current implementation 
actions under the LSPS are considered as being 
sufficiently targeted in the short term to provide 
some directive to work towards improvements in 
this aspect of improving Quality of life for the 
community.      


- It is recommended that the current Action in the 
LSPS be retained subject to some minor 
amendments to wording.  







 


- Education programs are crucial in 
accurately informing the community 
regarding the impacts of wood smoke 
pollution.  


- Reducing wood smoke pollution will have 
significant positive economic as well as 
health benefits. 


- The right to breathe clean, healthy air must 
start to take precedence over the right to 
pollute.   


- Restricting wood heaters and improving air 
quality is consistent with the LSPS which 
recognises Liveability as a competitive 
advantage, with Quality of life (QL) being 
the most sought after product, feeling or 
experience individuals are seeking. 


- The collection of wood for the purposes of 
fuel for solid fuel heaters has often been 
linked to unauthorised /unlawful removal 
of both dead and live trees, have 
significant impacts on biodiversity and 
ecologies.   


- The removal of dead wood and dead trees 
has been recognised by the NSW 
Scientific Committee as a key threatening 
process on biodiversity and ecological 
communities under the Biodiversity 
Conservation Act.  


- Council is urged not to pursue filtration 
technologies as a way of reducing wood 
smoke as studies have shown that they 
are costly, ineffective and burdensome to 
the householder. 







 


- It is recommended that Purple Air 
monitors be reactivated.   


- Increase monitoring of non compliant 
wood heaters and take appropriate action, 
such as issuing a PIN for continued non 
compliance.  


- Suggested amendments to C1.1: 
• Amend DCP to prohibit the 


installation of wood heaters on lots 
under 2ha with Armidale city and 
new growth areas; 


• Replace point 1 with – undertake a 
community awareness program, 
including comparisons of the 
toxicity of wood and cigarette 
smoke.  


- Shocking to believe that in 2024, ARC are 
still condoning policies that  condemns 
Armidale’s air quality to what one would 
expect in developing countries. 


- Recently left Armidale due to the 
increased health related problems 
caused by wood smoke pollution.  


- Armidale’s unhealthy levels pf pollution 
discourage people from living here. 


- Tests have shown that new wood heaters 
are almost as polluting as those used 20 
years ago. 


- Estimated health costs on the 
community of over $10,000 per heater 
per year. 


- Council should lobby the NSW 
Government for funding for the ‘Healthy 







 


Winter Air’ wood heater replacement 
scheme. 


- Industry lobbyists will try and undermine 
Council’s proposal by spreading 
misinformation about the health and 
environmental impacts of wood heaters. 


- Research has shown that a house using a 
modern wood heater creates 450 times 
more pollution than a house using gas 
central heating and the European 
Environmental Bureau found that a single 
wood heater produces 750 times as 
much particulate pollution as a heavy 
goods vehicle. 


Woodsmoke 
Multiple authors (31) 
- Against restrictions 
on the installation 
and use of wood 
heaters 
 


-   - Proposal to remove wood heaters is 
politically motivated by the far left. 


- There is no evidence that banning fossil 
fuels will effect climate change. 


- Residents should be able to make their 
own well considered decisions. 


- Proposal would alienate many in the 
community. 


- Wood heaters are an efficient and cost 
effective means of heating. 


- A fireplace is traditional in Armidale’s 
homes of the past. 


- Modern wood heaters emit reduced PM 
2.5. 


- Banning wood heaters in Armidale will 
have no effect on the rest of the planets 
emissions. 


- Economical and renewable source of 
heating. 


- A number of submissions received are 
considered as not being fully informed on the 
restrictions proposed in the draft LSPS. Such 
submissions raised concerns that Council was 
proposing to impose an immediate blanket ban 
on wood heaters and that wood heaters that had 
been installed in dwellings would be required to 
be removed. Much of this hype has been 
promoted on the Australian Home Heating 
Association website. The proposal put forward 
under the Draft LSPS is to restrict the installation 
of wood heaters in new buildings on lots under 
4,000m2. There is no proposal under the Draft 
plan for the removal of wood heaters already 
installed in dwellings nor is there any proposal to 
restrict the installation in dwellings on lots over 
4,000m2. 







 


- The Australian Home Heating Association 
has proactively pushed for reductions in 
emission levels and driving improvements 
in wood combustion technology, with the 
emissions limit for wood heaters in 
AS/NZS 4013 being reduced from 1.5g/kg 
to 1.0g/kg which is expected to be 
mandated within 3 years. 


- A ban on the installation of new low 
emission compliant wood heaters in 
dwellings will not alleviate the wood 
smoke issues in Armidale, with the 
phasing out of older non-compliant wood 
heaters having the most impact on 
reducing wood smoke issues.    


- Wood heaters provide a reliable source of 
heat, independent of electricity, crucial 
during power outages. 


- Wood heaters are a cost effective and 
affordable heating solution. 


- Wood heating is a renewable resource 
when sourced from sustainably managed 
forests. 


- The use of wood heaters contributes to 
the reduction of dead wood reducing fire 
risks. 


- One years supply of firewood in the 
Armidale region can be thought of as a 1m 
x 1m pile stretching for 7.5kms, (2,500 
homes burning 3 tonnes of firewood in a 
season). This is the amount of wood that 
would accumulate every year in forests. 


- It is also Council’s intention to work with State 
government to seek funding for the replacement 
of wood heaters with cleaner heating alternatives.        







 


- ARC should introduce better education 
and regulation.    


- Almost 90% of wood smoke is from 
heaters installed prior to 2015. 


- Developing strategies to phase out these 
10+ year old wood heaters is the key to 
improving air quality in Armidale. 


- People should have the right to choose 
how they heat their homes. 


- Should be an education program around 
how to properly use a modern wood 
heater. 


- People rely on wood heater installation 
and wood carting for their income.  


- More regulation is required on cleaning 
flues and ensuring the moisture content of 
wood sold is correct. 


- Wood heaters are not the sole contributor 
of particulate emissions. 


- Currently, electricity is not a sustainable 
resource. 


- Air conditioning systems do not work 
efficiently on extremely cold mornings 
when they are de-icing. 


- Wood heating provides people with 
independence from big corporations who 
control energy prices. 


Black Mountain  LSPS contains 
inaccuracies on 
Black Mountain 


- The term’s ‘quaint English style village’ and 
‘neat old cottages’, are inaccurate and 
appear to be from Wikipedia. 


- The sentence about Thunderbolt is 
incorrect. 


The LSPS has been updated accordingly.  







 


- The last sentence referring to village 
residents as retirees, pensioners or 
commute to non-agricultural employment 
in Armidale and Guyra is inaccurate. 


- The structure map does not show the 
Fairview Estate large lot subdivision. 


- The Great Dividing range is plotted 
inaccurately. 


Water security, 
Electricity, 
transport, 
communication 


  - Better options available for water 
security than raising Malpas Dam. 


- Negotiate for electricity generated in 
area to stay local. 


- The region could become a leader in 
heavy vehicle battery recharge and 
battery operated trains. 


- Opposition to rail trail. 
- Why is business proposition at 


Llangothlin to fund the rail upgrade not 
encouraged. 


- Encourage a satellite industrial area at 
Llangothlin. 


- Options for improving the regions water security 
have been investigated by Council’s Water team 
together with the Public Works Authority, with 
raising of the Malpas Dam considered the most 
optimal initial step in this direction. 


- Council will continue to investigate opportunities 
for community benefits from local generation of 
electricity with REZ projects. 


- Council will continue to encourage and support 
new business opportunities to establish within 
the region   


Multiple authors (13) 
– Old Gostwyck Park 
 
Not supportive of 
aspirational growth 
target. 
Lack of services in 
Armidale makes it 
unattractive for 
relocation.  
Old Gostwyck Park 
Subdivision 


 -Do not support 
‘Towards 50,000’ 
aspirational growth 
target for the 
region. 
- Proposed target is 
over ambitious and 
should be set at a 
more modest rate. 
- Lack of services 
such as, heathcare, 
retail, schools. 


- Growth target of 50,000 is unrealistic and 
should be maintained at current rate. 
- Council should not single mindedly just 
focus on population growth but instead 
address what makes Armidale unattractive 
and address the following matters: 


• Lack of general healthcare is a 
worsening issue which will 
increase if population increases 
and healthcare does not keep 
pace; 


- Growth targets within the Draft LSPS reflect 
community sentiment that was voiced during the 
extensive consultation undertaken for the 
preparation of the Community Plan in which 
amongst other matters, the community 
expressed the following: 
- Opportunities and support for 


business/industry: and  
- A growing and evolving region; 
- Abundant employment and career opportunities   


- The NSW State Government uses the NSW 
Population Projects which are part of the NSW 







 


- Increases in 
population will only 
compound these 
problems. 
-  


• How will local hospitals cope with 
increase in population; 


• Lack of independent retail shops; 
• Lack of quality schools and 


choice; 
• Lack of reliable air services and 


exorbitant fares; 
• Lack of jobs for both parents to 


find suitable work; 
• Lack of child care centres 


- There is too much reliance on one 
industry alone ‘CEH’ to achieve 
population and jobs growth.    


- Majority of these industries rely on 
temporary workers that will not 
permanently move to the Armidale 
region. 


- If the population growth is inflated there 
will be no need to reduce the MLS in the 
R5 zone and established areas such as 
Old Gostwyck Park Estate. 


- Leave the MLS of Old Gostwyck Park 
Estate as 2ha. 


Governments Common Planning Assumptions 
(CPA) which are used by all NSW Government 
agencies in planning for key services and 
infrastructure throughout the state, from schools 
to hospitals to roads and transport. – 


- Without any anticipated growth in the LGA, many 
of the services identified by the submitter’s as 
requiring attention will continue to decline or will 
not be replaced. 


 
- The MLS of particular areas of the LGA such as 


Old Gostwyck Park, will be considered under the 
Draft LHS.    


Focus on two 
particular land 
holdings in LGA 


- Grafton Road site is 
located within Eastern 
Growth area. 


- Heatherston Road site 
is located to the north 
east of Armidale and is 
proposed for large lot 
residential.  


- The REZ should 
only be considered 
to form a small 
portion of the 
future economy of 
the region. 


- Council needs to 
undertake an 
Employment Lands 
Strategy.  


- Land holding known as 241 Grafton Road 
previously approved for low density 
residential subdivision with lot sizes 
generally of 4,000sqm.  


- Land owner seeking higher density 
development of site. 


- Land can be serviced by reticulated 
water and sewer and has road access. 


- Subject site is located within the Eastern 
Growth area. 


- The subject site is located within the eastern 
growth area which has been identified for 
potential upzoning under the Draft LHS. 


- High level staging plans for each of the growth 
areas to be provided with the Draft LHS.  


- Contributions plans for each of the growth areas 
will be actions arising from the Draft LHS.  







 


- More detail is required on how the ‘green 
spine’ and ‘active linkage’ corridors 
interaction with the subject site as there 
is lack of detail in Planning Priorities and 
associated Actions. 


- The proposed LHS which will follow 
should ensure staging plan for release of 
land in each growth area. 


- Council should master plan each growth 
area including s7.11 contributions for 
delivery of infrastructure. 


- Would Council progress each Planning 
proposal for growth areas?    


- Structure plan does not identify any new 
areas for large lot residential. 


- Need for additional R5 zoned land to 
meet potential demand. 


- Site should be identified in LSPS to 
satisfy Ministerial Directions. 


- Site is not substantially constrained and 
does not contain any Biophysical 
Agricultural land  


Aspirational growth 
targets admirable 
and ambitious. 


- CEH is a key way in 
which to adapt to 
Climate change. 


- Supportive of Action 
A2.1, A2.2, A3.3, B2.3, 
C4.1, C5.1 & C5.2.  


 - CEH ensures more efficient and 
sustainable use of resources. 


- A number of key requirements is required 
to realise commercial returns in CEH, 
such as: 
• Access to labour and suitable 


housing for these workers; 
• Reliable and sufficient water 


resources; 
• Renewable energy alternatives; 
• Suitable IT infrastructure; 


- Where required, Council will work with industry 
and education providers to align training for 
projected workforce in CEH. 


- Council will work with industries such as CEH 
and REZ projects to look at opportunities for a 
solution to accommodation for temporary and 
seasonal workers that reduces the impact on 
existing accommodation supplies in the LGA.   


- Council will continue to work with State and 
Federal Governments to improve 
communications infrastructure to the region.   







 


• Community services to support 
growing workforce. 


- Costa prepared to invest in developing 
permanent local workforce and will work 
with UNE and TAFE to develop tailored 
education and training programmes. 


- Housing challenges for temporary and 
seasonal workers accommodation 
choices. 


- Costa supportive of dedicated areas to 
establish accommodation for temporary 
and seasonal workers. 


- Energy is a significant input for the 
operation of CEH. 


- Biofuel, using greenwaste, could provide 
a viable alternative fuel source if 
adequate quantities could be sourced.   


- Vital that 21st century IT infrastructure is 
built and available for local business to 
operate and compete. Council needs to 
work with state and federal governments 
to ensure access. 


- Provision of adequate community 
services to attract and support 
population is key, such as public 
education and child care. 


Electrify Armidale Planning Priority C.1 -Our 
air quality and C.4 Our 
Renewable energy 
Community energy 
projects 


 - Electrify Armidale that builds on the 
model developed by Saul Griffth at 
rewiring Australia, in partnership with 
UNE Smart Region incubator, 
Sustainable Living Australia, the 
Community Power Agency and Rewiring 
Australia. 


- Opportunities for Electrifying Armidale will be 
considered as part of Council’s Renewable 
Energy Action Plan (REAP), together with working 
with REZ projects to possibly leverage community 
benefits. 


- As per above, it is a recommendation and Action 
in the LSPS that Council works with State 







 


- Transitioning away from wood heaters to 
energy efficient electrical heating needs 
to occur in the short term, providing 
health, economic and sociological 
benefits for the Armidale community. 


- Needs to be a community education 
program on the negative impacts of 
wood smoke and the benefits of cleaner 
heating sources and affordability through 
Local Energy hubs. 


- Efficient electrical heating is preferred 
over wood heaters throughout the LGA. 


- Infrared radiation heating may be more 
cost effective to air conditioning. 


- An incentive package could be the 
Electrify Everything Loan Scheme (ELLS) 
which ARC could take the lead on. 


- Does not support incentive packages for 
the installation of filtration devices when 
there should be a complete move away 
from wood heating to cleaner options. 


government to look at transitioning away from a 
reliance on wood heaters to cleaner renewable 
energy heating sources to improve Armidale’s 
current poor air quality in winter. 


Sustainability of the 
region towards 
50,000 


  - The following are missing in current 
subdivisions: 
• A strategic energy plan that 


introduces Community Energy 
options; 


• All new subdivisions should be 
planned to have cycle ways 
connecting to the LGA wide 
network; 


• Increased public transport options 
as part of the Active Transport 
model.  


- Community energy supply and storage options 
are not yet fully developed and are still evolving. 
As per the above, Council will continue to work 
with REZ projects to look at opportunities to pilot 
future community energy projects. 


- Following the Draft LSPS, Council will 
recommend that its Local Housing Strategy (LHS) 
be publicly exhibited. Following its exhibition and 
adoption Council will then need to prepare 
precinct plans for each new urban growth area to 
provide connective to existing areas via 
cycleways, open space etc. 







 


• Increased areas of open space and 
parklands with biodiversity. 


- Increase water storage for security 
purposes.  


- What’s Council done in regard to 
countering Climate Emergency declared 
by Council in 2019. 


- As part of any new urban release area the 
Applicant is required to discuss future public 
transport connections with the transport provider, 
currently Edwards buses, to provide future 
servicing of the area.   


- Council has developed a Renewable Energy 
Action Plan in its ambition to work towards zero 
30.     


Local issues 
focusing on Guyra 
and 
Council/Councillor’s 
need to be more 
proactive in working 
and discussing local 
matters.   


  - Guyra need pick up collection of large 
articles that won’t fit into the bins once 
or twice a year. 


- Need for suitable aged care housing. 
- Workers accommodation and welfare 


needs to be appropriately considered 
and located.  


- Communication and PR in Council is 
poor and do not counter the negativity 
and misinformation. 


- Additional waste collection services is an 
operational matter and outside the scope of the 
Draft LSPS. 


- Aged care services is largely not considered as 
being a core service that local government 
provides due to the ongoing cost burden on local 
rate payers. These services are provided by State 
or Federal government or alternatively, the private 
sector.  


- Temporary and seasonal workers 
accommodation is currently under review with 
DPHI. 


 
No single topic   - Intended actions of LSPS are not clearly 


supported by resourcing plan, allocation 
of accountabilities and anything beyond 
broad/loose timelines. 


- LSPS is a detailed statement of intent 
rather than a fully scoped and resourced 
roadmap. 


- There is no overarching vision which 
clearly defines the uniqueness of the 
region. 


- It would be invigorating to see strong, 
innovative leadership from Council in 


- The purpose of an LSPS amongst other matters is 
to set out a 20 year vision for land use within a 
local area. The LSPS is not intended as a 
resourcing plan or fully scoped and resourced 
roadmap in itself and should be seen as 
evolutionary where identified actions result in 
future refinements to the plan that will then inform 
local statutory plans and give effect to regional 
plans. The resourcing and roadmap to achieve 
such intended actions will be prioritised yearly as 
per Council’s Operational Plan and budget 
allocation to be able to deliver these.  







 


identifying solid platforms on which to 
achieve future growth and how does 
Council intend to harness community 
support. 


- Whilst the LSPS provides a wish list of 
aspirational intentions it’s 
recommended that a section be 
included about what Council has 
achieved during its current term. 


Key weaknesses: 
 


- The LSPS reads as a plan that operates 
from a top-down perspective and does 
not seek to empower and engage the 
community participation. 


- The plan needs to make explicit who will 
be accountable for each part of the plan. 


- The LSPS contains a lot of corporate 
jargon which makes it sound like many 
other plans. 


- The stated goal is to create jobs and 
grow population, but what is the greater 
purpose. Growth for its own sake is not 
inspirational. 


- The timeframes in the plan are not 
specific enough to foster confidence. 


Specific comments: 
 


- A strong and bold vision is essential to 
inspire community members to get 
behind LSPS. 


- What is Council’s vision for transport in 
the LGA and how does it intersect with 


- It is considered that the LSPS does provide a vision 
which sets out what’s unique about the region, its 
strengths and its locational advantages. Again, the 
purpose of the document itself is to provide a 
vision for land use planning over the next 20 years, 
which the draft LSPS is considered to achieve. It is 
not intended as being a report card on what has 
been delivered by the Council, which is the 
purpose of Council’s Delivery and Operational 
Plans.  


- The responsibility of the delivery of each Action 
will be identified in Council’s Community Plan and 
subsequent yearly Operational Plans. 


- Council’s goal in the LSPS is to foster growth in the 
region by way of providing increased employment 
opportunities in engine industries which will then 
provide jobs in service related industries to 
support these. Growth in employment will then 
lead to population growth within the LGA. Without 
the provision of meaningful employment 
opportunities, it would be difficult to achieve 
overall population growth.    


- Timeframes within the Plan are subject to 
available resourcing and budget, with priority given 
to those actions that will help unlock and deliver 
on Council’s growth aspirations, such as 
employment and residential growth areas. 


- Council will work with TfNSW in improving the 
regions transport in its Regional Transport Plan 
that will align with the New England North West 
Regional Plan 2041. In this regard, Council has 
already been involved in discussions with TfNSW 
and Edwards Buses to look at ways of improving 







 


other physical development required to 
achieve the objectives of the plan? 


- The lack of affordable and efficient 
transport connections with the rest of 
NSW and Queensland is a major 
weakness in the LSPS. 


- Lack of willingness of Regional Council’s 
not to lobby state government harder to 
open up rail connections. 


- Urge Council to advocate for the 
reinstatement of better bus transport 
services to major metropolitan centres. 


- Why do the structure maps only show 
the proposed rail trail opposed to the 
development of the rail line? How is 
maintenance of the rail trail to be 
undertaken and paid for. 


- Has Council considered alternative ways 
to connect the employment growth 
areas with the CBD and services, e.g. 
has a light rail been considered and the 
integrated transport plan for the region 
to be developed by TfNSW?  


- Armidale town centre redevelopment- 
How will it be different from any of the 
previous plans. 


- Development of precinct plans – How 
does renaming areas as precincts add 
value or change what is there? 


- What is the business case for the 
expansion and projected job growth 
from horticulture? What supports 


the provision of local services, in its 16 Cities 
program and will also work with TfNSW in the 
development of Place Plans. 


- Another initiative of the Regional Plan is facilitating 
equitable and alternative active transport options. 
In this regard, Council is currently finalising its 
Active Transport Strategy which will look at 
improving pedestrian and cycling connectivity 
between residential areas, CBD and service areas. 


- TfNSW currently have no plans to reopen the main 
northern railway line nor any light rail options for 
Armidale.  


- Revitalisation of the Armidale town centre has 
been identified in Council’s Community Plan as 
requiring attention. In this regard, Armidale’s town 
centre has not undergone any substantial facelift 
for three decades and in many peoples eyes is 
seen as tired and uninviting, and requires a face 
lift. Upgrades to public spaces is not unusual and 
needs to be regularly review to ensure that the 
space is fit for purpose. The current plan for 
redevelopment of the Armidale town centre 
focuses solely at this time on the east end mall 
area which has become an underutilised public 
space with many vacant tenancies. The current 
plan is aimed at revitalising this area and bringing 
it into line with the communities current 
expectations as a public space. 


- The identification of Precinct Plans is aimed at 
fostering and encouraging like developments and 
uses to locate within a particular area to provide 
synergies that will not only provide benefits for 
these services but will also benefit the community 







 


Council’s identification for this growth in 
the area. 


- Water security – Priority appears to have 
been moved away from raising the 
Malpas dam wall to Oaky. ARRA 
recommend that the order of priority be 
reversed given that much of the LSPS 
relies on water security and having a 
good water supply. 


- A greater focus should be put on the 
need to protect and restore the quality of 
our catchment management to prevent 
erosion into our waterways and increase 
carbon sequestration. 


- The LSPS over emphasises physical 
infrastructure rather than social and 
human initiatives. There is not enough in 
the LSPS that talks about building 
stronger, diverse, cohesive and resilient 
communities.        


- We do not believe that Council has 
majority community support for the rail 
trail. 


- Subdivision patterns appear to be 
similar to elsewhere, limited play and 
community areas, smaller lots and lack 
of diversity of housing. What is Council 
doing to alleviate this and providing for 
more social/affordable housing?  


by being located within close proximity to one 
another. Additionally, by identifying precincts, 
Council are more able to protect these areas from 
encroachment by any unrelated and incompatible 
land uses whilst also looking at ways of improving 
the delivery of these via changes to its LEP/DCP.   


- Council has recently procured an assessment of 
the potential for increased CEH within the LGA. 
The assessment has identified that the region 
benefits from substantial locational advantages 
for CEH such as elevation and its cool climate. 
CEH projects are also much more viable on 
relatively flat land, with these sites being identified 
within the Report. 


- As provided above, the purpose of an LSPS 
amongst other matters is to set out a 20 year vision 
for land use within a local area. Notwithstanding 
this, the Plan does include initiatives for improving 
the communities resilience and has been 
expanded under Action C3, diversification of the 
regions economy Action B5, and promoting local 
production. 


- Subdivision patterns in the past have largely been 
developer driven. Council’s intent in the LSPS and 
subsequent LHS is to provide an upfront 
masterplan for the new urban release areas that 
will identify areas of open space, areas put aside 
for biodiversity, road patterns and infrastructure 
requirements. In addressing affordability though 
larger lots will be unattainable for social and 
affordable types of housing and as such smaller 
lot sizes are required to meet this type of housing 
stock. Housing diversity is largely market and 







 


consumer driven, and Council will need to look at 
ways of incentivising the delivery of diverse 
housing stock as currently the market is largely 
demanding 4 bedroom single storey dwellings. In 
this regard, Council are looking to possibly partner 
with a Community Housing Provider to provide 
some social and affordable housing options.       


No single topic   - The Plan appears to be obsessed with 
concentrating Council effort on a couple 
of industries. 


- It’s suggested that Council should stick 
to service delivery and let the 
commercial sector decide on what is 
viable and sustainable. 


- The Plan is dismissive of traditional 
agricultural practices.  


- There is an obsession in the Plan 
regarding the REZ. 


- The REZ will detrimentally impact on the 
tourism industry. 


- The plan makes many unsubstantiated 
assumptions that growth is the only way 
to future viability. 


- The Plan disturbingly offers CEH, REZ 
and rail trail as growth aspiration.   


- There appears to be an over reliance on 
tourism in the Plan, given the chasm left 
from COVID and the environmental 
impacts from renewables. 


- Limited public transport options, no 
trains/buses north. 


- The Plan is not dismissive of traditional 
agricultural practices as per Action A2 and A3, 
where it states that we will continue to support 
existing extensive agricultural industries but also 
envisages additional expansion opportunities 
available in CEH. 


- The State Government has identified the New 
England Region as one of the 5 REZ areas in the 
state. The Plan simply looks to provide potential 
opportunities that may be leveraged and have 
synergies with these industries that may provide 
additional employment possibilities in 
direct/indirect industries.   


- As per above, without some form of growth 
aspirations, the region will not compete with 
other regions in attracting employment 
opportunities and hence population growth. If 
there’s no projected growth or population  
remains the same, ultimately services will also 
decline or be removed. The community have 
voiced in the Community Plan that they want the 
region to grow and provide employment 
opportunities to retain its younger population and 
attract others. 


- Whilst the Plan deliberately identifies and provides 
opportunities for tourism ventures within the LGA 







 


- Opportunities for rapid transportation of 
fresh produce from the region via air 
freight from airport. 


- Recognise advantages of having garages 
/service industries is close proximity to 
retail sector. 


- Expansion of the Guyra dam. 
- Oaky dam should be upgraded to 


operate as a hydro electricity station 
only not a water supply. 


- Engine industry sites in Llangothlin and 
Black Mountain must be indicated on 
the maps. 


- UNE gateway to develop new 
technologies. 


- Dark sky reserve must be declared 
around Ben Lomond to encourage 
astronomy tourism.  


- Not supportive of rail trail opportunities. 


it does not solely rely on this activity as being the 
sole population and jobs growth industry to 
achieve the Council’s growth targets. Furthermore, 
whilst the Plan identifies possible future engine 
industries to provide towards Council’s growth 
targets, it does not in any way restrict other 
employment opportunities or industries from 
being established within the region.  


- Water security being reviewed by Council’s water 
team and PWA. 


- At the time of preparing this Plan there has been 
no applications received for the supposed 
industries located in Llangothlin, Black Mountain 
etc. 


- The submission provides a lack of understanding 
of current planning pathways and misinformation 
regarding current and previous supposed 
developments.    


Guyra focus - Potential growth of 
Guyra into a vibrant town 
is exciting. 


-  


 - Reduction in lot sizes within Guyra is not 
in keeping with the lifestyle of the town. 


- New developments should not be built on 
flood liable land. 


- Temporary/seasonal workers 
accommodation should be located on the 
site of the business operation. 


- Tenancy numbers need to be monitored 
by Council. 


- Malpas Dam should also be opened for 
day visitors.  


- Guyra currently has a biodiversity trail that 
is in need of maintenance. 


- Structure plan for Guyra, Map 26, to be updated to 
remove reference to ‘potential housing for 
temporary/ seasonal workers’.  


- The current Minimum lot sizes in Guyra were 
established under the former Guyra Shire Council. 
ARC will review these lot sizes as part of the LHS. 


- New developments will not be located on flood 
liable land. Any suggestion of possible poor 
drainage affecting a lot will need to be assessed by 
a hydraulic engineer. 


- Suitable location for temporary and seasonal 
workers accommodation to be reviewed by 
Council.   







 


- Potential walking track around Mother of 
Ducks Lagoon. 


- Water security can be included in new 
builds by mandating water tanks. 


- Redevelopment of Guyra skate park and 
community hall at showgrounds. 


- Council’s Water Department would need to review 
any expansion of activities at Malpas Dam. 


- Additional opportunities for biodiversity trail, 
walking trails, skate park and community hall may 
be able to be considered using s7.12 funds.   


- Requirement for water tanks and size is mandated 
under Basix, not Council. 


Multiple topics   - There is no bold vision in the LSPS that 
goes beyond business as usual to garner 
community support. 


- To many precincts have been identified in 
the plan. 


- The new urban growth areas need to be 
connected to public transport. 


- The plan is flawed without any connection 
via ground transport to large population 
centres to the north in SE Queensland. 


- The railway line needs to be reopened to 
the north. 


- Rail trail will not attract the expected 
visitor numbers. 


- Growth of northern towns would benefit 
from the reopening of the rail line. 


- Why has the focus on CEH been included 
in the plan and not other industries?  


- Knowledge, intellectual and creative 
industry is a potentially expanding area. 


- Encourage other universities to set up a 
campus in Armidale. 


- -Organic food industry. 
- Movement of freight needs to be via rail 


rather than road. 


- Council considers that the LSPS does provide a 
vision for the region, that provides opportunities 
and aspirations for the community. The LSPS is 
aimed at providing a 20 year land use vision for 
the region but will be reviewed on a regular basis, 
generally within 5 years to ensure that it is 
targeted and fit for purpose. If adjustments are 
proposed some recommendations may be made 
during such reviews. 


- New urban release areas will be connected via 
active transport and public transport options as 
they develop. 


- Refer discussion on transport options and 
reopening of the rail line above. 


- CEH is not the only industry that has been 
identified in the LSPS. Along with REZ and 
manufacturing opportunities the plan also 
continues to support the existing agricultural and 
educational industries, and will also promote and 
encourage other industries that chose to locate to 
the region.      


- Health and knowledge is included in B2 of the 
Plan and local producers under B5.  







 


Multiple topics   - Aspirations for increased growth could 
risk the quality of life enjoyed by its 
residents. 


- Encourage Council to adopt prosperity as 
a goal rather than growth. 


- Engagement with community. 
- The actions in the LSPS for growth, such 


as encouraging additional aviation related 
activity, tourism etc appears to be at odds 
with Council’s Project Zero 30 aspirations.   


- Water usage of growing horticultural 
sector. 


- Does solar panel production in Australia 
offer any opportunities for Armidale? 


- Encourage Council to evaluate whether 
Armidale exhibits the characteristics of 
‘Blue zones’, and determine whether 
wellness may be another potential engine 
or service industry. 


- Growth does not need to be at the expense of 
quality of life. Council will endeavour during 
development of precinct plans to ensure that 
quality of life for its citizens is protected. 


- Council is investigating the opportunity for reuse 
of waste water for agricultural use. Additionally, 
future industries are to implement water 
collection to supplement their use.  


- Council has not considered in the preparation of 
this LSPS whether Armidale would exhibit the 
characteristics of ‘Blue Zones’. Wellness, health 
and wellbeing industries have been  included in 
the LSPS under A6.1 and any decision that 
Armidale exhibits or possibly evolves 
characteristics of a ’Blue zone’ may be 
considered as part of any future review of the 
LSPS.     


Multiple topics   - Maintain Ben Lomond progress district 
rural production systems. 


- Retain as a small quiet village, with limited 
growth, locally managed and village 
heritage. 


- Adopt amateur astronomy.  
- Add under B1.8 – Specific to Ben Lomond 


District and village and as per 50 year 
strategic planning vision, refer to 
submission. 


- The ‘Towards 50,000’ vision appears to be 
the aspirations of Council and elected 
members and does not appear to be 


- Council acknowledges the current plan for Ben 
Lomond developed by the community and its 
desire for limited growth. As such, Council does 
not purport to impose growth above that 
considered as desirable and attainable by the 
local community. 


- Council will work with the Ben Lomond 
community to look at avenues for tourism 
ventures such as amateur astronomy. 


- Towards 50,000 has been in consultation with the 
community during the public engagement and 
consultation process during the preparation for 
the Community Plan. 







 


community derived and does not 
necessarily bring improved quality of life. 


- Were the community genuinely engaged in 
the development of the plan? 


- Gentrification risk of increasing 
population and impacts on property 
prices.   


- Are there alternative strategies other than 
the ‘toward 50,000 to market Armidale in 
other ways to other regional centres such 
as: 


- University Town – thought Capital; 
- Region Plans for self sufficiency 


and security, around regional 
sustainability and self sufficiency 
and resilience; 


-There does not appear to be 
overwhelming public support for the rail 
trail. 
- The rail corridor is seen as a valuable 
transport corridor. 
- Armidale could project itself as a 
‘progressive innovative council’ with 
exploring use of the rail corridor for 
possible small scale drone services.  
- The full range of strategic uses for this 
corridor have not been fully explored in the 
plan. 


- In consideration of increasing property prices 
Council are currently working with Community 
Housing Providers to look at opportunities for 
additional social/affordable housing stock. 


- Council has been criticised in the past for relying 
too heavily on the University alone for growth and 
prosperity for the region. The LSPS does not 
propose to abandon any growth potential of the 
traditional engine industries of extensive 
agriculture and education but is also looking to 
expand on these in new industries that could 
benefit the region and provide employment 
opportunities outside metropolitan areas.    


- Council will work closely with TfNSW when viable 
alternative options being explored for use of the 
rail corridor.     


Our vibrant city, our 
tourism, engine 
industries and water 
security 


- Rail trail provides 
tourism opportunities. 


- Tourism opportunities. 


- Concerns 
regarding reliance 
on proposed 
engine industries. 


- Relocation of car yards could help change 
the face of CBD. 


- Plan to connect CBD with creek lands is 
positive. 


- Potential opportunities exist for reuse of existing 
car yards within the CBD. 


- Repurposing of vacant and underutilised 
buildings included under Action A4. 







 


- Repurposing big box centres for 
alternative uses.  


- Repurposing of former railway buildings to 
promote adaptive reuse positive. 


- The REZ and CEH currently rely on 
temporary workers that don’t benefit the 
local economy and doesn’t provide for 
sustainable long term growth.  


- CEH and REZ projects should be required 
to implement onsite capture and storage 
of water for use during dry periods.  


- The LSPS aims at leveraging employment 
opportunities associated with CEH and REZ 
projects either directly or indirectly through 
industries that will develop and support these.  


  - LSPS lacks vision. - The Oaky Dam project is unfunded and 
could result in substantially less engine 
jobs if funding is not provided. 


- Raising of Malpas is not fully funded. 
- Part of the identified employment growth 


area is unsuitable for industrial 
development due to its slope. 


- The proposed engine industries will not 
create long term permanent job growth. 


- As discussed above, the purpose of the LSPS 
amongst other matters is to set out a 20 year vision 
for land use within a local area. The LSPS is not 
intended to be a resourcing plan or fully scoped 
and resourced roadmap in itself and should be 
seen as evolutionary where identified actions 
result in future refinements to the plan that will 
then inform local statutory plans and give effect to 
regional plans. The resourcing and roadmap to 
achieve such intended actions will be prioritised 
yearly as per Council’s Operational Plan and 
budget allocation to be able to deliver these.  


- Given this, the LSPS provides Council’s growth 
aspirations for the LGA and its plans for water 
security. In this regard, Council will develop a 
business case for the Oaky Dam upgrades and 
continue to lobby State and Federal Government 
for funding. 


- Identified Employment areas within the LSPS will 
still require ground truthing and refinement to 
ensure suitability for industrial development. Any 
areas affected by slope, biodiversity or any other 







 


constraint will need to reassessed and possibly 
set aside.  


- Council considers that the LGA is suited to the 
proposed engine industries largely as a result of 
its location advantages and elevation. In this 
regard, whilst the LSPS identifies new engine 
industries, it does not mean that any proposed 
expansion opportunities in the regions 
established agricultural and education industries 
would not be pursued nor any other opportunities 
in other industries highlighted throughout the 
Plan.  


Renewable energy, 
Armidale Plan, Dark 
Sky reserves, 
Housing diversity 


  - Plan should be supportive of medium and 
domestic scale renewable projects that 
don’t impact on adjoining properties. 


- Identification in plan to recognise dark sky 
reserves. 


- Incentivise diverse housing stock. 
- Provision for affordable lots. 


 


- The LSPS is supportive of both small and medium 
scale renewable projects. 


 
- Any identification of dark sky reserves will need to 


be discussed with State Government and would 
possibly require changes to the LEP. 


- Housing diversity and affordability discussed 
above.    


Guyra focus   - Concerns regarding minimum lot sizes 
within the R1 zone. 


- Do not support location for 
temporary/seasonal workers 
accommodation in Guyra. 


- Existing infrastructure needs funding.  


- Minimum lot sizes in Guyra to be reviewed during 
preparation of LHS. 


- Identification of Temporary and seasonal workers 
accommodation removed from Guyra map. 


Land to be included 
for consideration in 
LHS 


  - Area located to the north east along 
Orchardview Road should be included in 
the housing strategy for upzoning. 


- This is outside the scope of the LSPS. Any 
additional areas for rezoning such as that 
proposed in the submission to be reviewed during 
development of LHS. 


Multiple topics   - Multiple emails objecting to the LSPS. - No further comments   







 


Biodiversity/ climate 
change  


  - Supportive of Council undertaking a 
Biodiversity strategy. 


- Identification of corridors for nature. 
- Concerns over growth at expense of 


environmental management. 
- Sustainable use of water supply has not 


been given due consideration.    


- Biodiversity strategy and identification of fauna 
corridors is proposed to be undertaken following 
the finalisation and adoption of the LHS. 


- Urban growth areas for housing will be identified 
following biodiversity assessment which will set 
aside and protect areas of high environmental 
value from development. 


- Council’s DCP to be amended to require 
Industries and businesses to adopt water 
efficiency best practices, including water re-use, 
recycling and closed loop systems. 


Sustainability, 
climate change, 
biodiversity   


  - Climate change actions should be linked 
with DPIE ‘Guide to Climate Change Risk 
Assessment for NSW Local Government’. 


- Reference should be made to Appendix 4 
of ARC’s 2020 Framework for Climate 
Action, ARC’s Armidale Preparing All 
Communities Together (PACT) Network 
and protecting and restoring riparian 
vegetation in water storage catchments. 


- C4.1 – Encourage ARC to provide options 
for the construction of two 5MW solar 
farms that benefit the community. 


- C4.2 – Add ‘and the community including 
current stakeholder organisations, such 
as Southern New England Landcare and 
Armidale Tree Group’. 


- C2.1 – Prepare a Biodiversity Strategy was 
a recommendation of the ARC’s 
Environmental Sustainability Advisory 
Committee in 2021and needs to be 
undertaken short term. 


- Climate change actions now linked to DPHI 
'Guide to Climate Change Risk Assessment for 
NSW Local Government' under C3.1.  


- The construction of two x 5MW solar farms is 
identified under Action C4.1. As part of Council’s 
Renewable Energy Action Plan, Council will look 
towards opportunities to partner with REZ 
projects to deliver this initiative for the 
community. 


- Biodiversity strategy identified as being a short 
term project in the Plan. 


- Additional action included under B1.5 to look at 
zoning HEV land as C2. 


- Identify Council’s bushland reserves for more 
funding via s7.12 contributions. 


- Promotion of local food resilience and production 
included as an additional action under C3.  


- Water efficiency included as an additional action 
under C3.1. 


 







 


- B1.1 – Include ‘support and encourage 
zoning of high biodiversity land to C2 
Environmental Conservation. 


- Add ‘identify wildlife corridors within and 
beyond urban areas’ Armidale Greening 
Plan (POL138) and update DCP 
accordingly. 


- ARC needs to manage its own bushland 
reserves better and allocate regular 
funding for weed control and 
regeneration of native species. 


- SLA seeks the release of the Horticulture 
Feasibility Study for public perusal.  


- Reliance on CEH industries does little to 
benefit the local region with much of the 
produce being shipped off shore. More 
needs to be done to promote the growing 
of food locally such as support for 
community gardens and provision of 
space. 


- ARC should focus on prioritising water 
efficiency as part of its water security 
strategy. 


- Concerns regarding water required for 
intensive agriculture and its potential to 
impact on the downstream flow, 
environment and people.     


- The LSPS should include an action to 
work with DCCEEW and the community 
to develop a legally binding water sharing 
plan. 







 


- Improvements required in public 
transport within the region and to other 
centres. 


Sustainability, 
opportunities for 
new businesses 


  - Utilise buildings such as the old Court 
House for start ups/pop up stores. 


- Opportunities with the REZ to reduce 
energy costs locally. 


- Growth should not be at the expense of 
quality of life, nor add unnecessarily to 
residents cost of living, nor reduce 
environmental sustainability. 


- The recommendations for cleaner air but 
reducing wood smoke are a major 
improvement on the previous inaction. 


- Council should increase the minimum lot 
size for installing a new wood heater 
within the Armidale city limits to 2ha. 


- Council should advocate for polluter-
pays taxes, e.g an annual permit for using 
a wood heater to cover Council costs for 
enforcement, purchasing PurpleAir etc. 


- Utilisation of underutilised buildings identified as 
an action under A4.1. 


- Council will look towards working with REZ 
projects to provide meaningful community 
benefits. 


- Growth will be linked to quality of life to ensure 
that new growth areas have sufficient green 
spaces and active transport links. 


- Wood smoke matters addressed above.   


Over reliance on 
new engine 
industries at 
expense of existing, 
creeklands 


  - The plan gives too little recognition to the 
importance of agriculture and education 
to this region and should be amended to 
also include ‘supporting the continued 
growth and sustainability of agricultural 
and education as engine industries’. 


- Claims made for the growth of CEH and 
renewables are overly optimistic. 


- Introduction of more billabongs and 
wetlands along the length of the 
creeklands. 


- The Plan still provides recognition of agricultural 
and education whilst not solely relying on these 
industries to sustain growth in the future. 


- Council has often been criticised in the past for 
relying too heavily on education and agriculture to 
provide employment and growth opportunities. 
The LSPS provides continued support for these 
industries whilst also looking to diversify its base. 


- Recognition of the Creeklands Masterplan and 
seek further funding for its rehabilitation included 
under A4.3  







 


- Explore the creation of additional water 
features in or near the city to allow 
recreational and sporting use. 


- The plan needs to include a statement on 
improving and developing the potential of 
the creeklands and implement the 
Armidale Creeklands Masterplan. 


- There needs to be a plan for more tree 
plantings.  


- Plans for additional tree planting included under 
C4.2 and is part of the Project Zero 30 project. 


 








Agency Submission Council comments 
School Infrastructure 
NSW 


- DoE support main objectives for future 
growth in LSPS. 


- Due to high level nature of LSPS DoE are 
unable to undertake an informed analysis of 
implications for education infrastructure, 
but will wait for release of housing strategy 
for more comprehensive assessment of 
future education requirements. 


- Council is in the process of finalising the 
Local Housing Strategy (LHS) for the 
Council’s consideration. Once adopted, 
Council will exhibit the LHS and refer to 
relevant government agencies. 


Department of 
Primary Industries – 
Agriculture 


- Generally supportive of framework used to 
identify urban growth areas and infill 
development whilst maintaining and 
protecting high value agricultural lands.  


- Population and housing targets considered 
as reasonable. 


- The proposed compact settlement forms 
will benefit the facilitation of both intensive 
and extensive agricultural enterprises 
whilst minimising land use conflicts. 


- Supportive of horticultural precinct in LGA 
and protections for ‘the evolution’ of 
extensive agriculture.  


- Council will continue to work and 
consult with DPI -Agriculture during the 
exhibition of the LHS.  


Department of 
Planning, Housing 
and Infrastructure 


- The LSPS is generally consistent with s3.9 
of the Act. 


- Update references to DPE in LSPS to DPHI. 
- Council sets an aspirational target above 


that of the 2022 NSW Population Projects 
which are part of the NSW Governments 
Common Planning Assumptions (CPA) 
which are the figures use by NSW 
Government Agencies when planning for 
key infrastructure. Given this the  LSPS 
should acknowledge the 2022 NSW 
Population Projects even if aspirations for 
higher growth rates are proposed. 


- The document has been amended to 
update the reference from DPE to 
DPHI. 


- Reference has been made to the 2022 
NSW Population projections under 
section 1.4 page 20 of the document in 
discussion of the contrast between the 
population projections and Councils 
adopted growth aspirations for jobs 
and population.  


Department of 
Climate Change, 
Energy, the 
Environment And 
Water  - Biodiversity, 
Conservation and 
Science Group (BCS)  


Recommendations  
- Action C2 be amended to include the 


7 environmental strategies detailed in 
the Regional Plan  


- Action C3 amended to include the 4 
climate change strategies of the 
Regional Plan 


- Section 3 – remove “implementation” 
from title or include the detailed 
actions from the Appendix 


- Include an action that has “measures 
to protect biodiversity and HEV land” 


- Planning priority C2 amended to 
identify that 70% of HEV land in NSW 
is on private land therefore it’s 
important for landholders to protect 


- The maps in the LSPS are high level 
and indicate the maximum area 
required to accommodate a 
population of 50,000. The LSPS is a 
high level document that informs 
the development of additional 
studies such as a biodiversity 
strategy and housing strategy. As 
part of the LSPS and the future 
Housing Strategy, the Residential 
Growth areas will be master 
planned. As part of these master 
plans and in response to the 
appropriate studies such as a 
biodiversity strategy, 
recommendations for appropriate 







and enhance biodiversity on their 
properties.  


- Action C2 amended to read “ prepare 
a Biodiversity Strategy for the 
Armidale LGA 


- Action C2 amended to read “Updated 
DCPs to be consistent with the SEPP 
(Biodiversity and Conservation) 2021 
to regulate vegetation in non-rural 
areas of the Armidale LGA and 
Council will prepare a biodiversity 
Chapter for the DCP. 


- Action C2 amended to read “Council 
will apply the C2 Environmental 
Conservation zone to land where the 
Biodiversity Strategy or studies 
confirm the presence of HEV areas as 
defined by the Regional Plan and will 
see to enhance the condition of those 
areas.  


- Action C2 amend to read “ Ensure 
future subdivisions are designed to 
avoid and enhance HEV land, protect 
HEV by applying a conservation zone 
buffering and on ground restoration 
works.  


- Council will implement the Armidale 
Koala Management Strategy and 
ensure future developments do not 
have an adverse impact of the 
success of the strategy 


- Assign the actions in C2.1 to be short 
or moderate timeframes.  


- Amend the maps in the LSPS to 
confirm that all HEV land located 
within the residential growth areas 
will be zoned either C2 or C3 


- Amend the LSPS to confirm riparian 
habitats and other HEV will be 
rehabilitated through a C2 or C3 
zoning as part of any urban 
subdivision for that land.  


- The LSPS will consider a regional 
systems transition model when 
developing an operational policy, 
undertaking strategic planning, 
delivering council programs and 
assessing future infrastructure needs.  


- The LSPs identify and manage 
potential risks of climate change on 
councils asserts and services to 


zoning will be made. The LSPS is 
not the stage in the process to be 
indicating the zoning of land when 
the appropriate study has not yet 
been completed to inform this 
zoning. The maps will not be 
amended to show C2 and C3 
zonings in the growth areas at this 
stage. This intent can instead be 
included  in an action.  


- Council has commission a carbon 
account, has partnered with UNE 
for Project Zero30 and is 
undertaking the Renewable Energy 
Action Plan that deals with 
reducing carbon emissions in the 
LGA.  


-  Councils is aware of the 
inconsistency between the listing 
of higher level actions and 
expanded actions between B1 and 
B3 and B5.  


- Action B1.5 (page 87) amended to 
include “apply a conservation 
zoning to areas identified as having 
high biodiversity value and riparian 
areas” in the residential growth 
areas.   


- C2.1 has been amended to include 
“for the Armidale LGA” in reference 
to Preparing a Biodiversity Strategy  


- C2.1 has been amended to read 
"Prepare a Biodiversity DCP 
Chapter that is consistent with the 
SEPP (Biodiversity and 
Conservation) 2021" 


- C2.1 Amended to read “Apply the 
C2 Environmental Conservation 
zone to land identified as high 
Environmental Value in the 
Biodiversity Strategy. 







enable communities and individuals 
to be better prepared and more 
resilient.  


- The LSPs assess carbon emissions 
across the LGA and develop and 
implement a plan to reduce carbon 
emissions in consultation with the 
community referencing the Armidale 
Regional Community Emissions 
snapshot. 


- The LSPS be amended to consider 
update climate change information 
and monitor and report the 
community on progress against 
climate resilience and net zero 
emission goals.  


- Inconsistencies in the listing panning 
priorities and actions in B3 and B5 


Transport for NSW TfNSW provided comment on the Draft 
Armidale LSPS on 22/9/2020. TfNSW have no 
further comment at this time. 


No changes required for Draft LSPS. 
Council will continue to engage with 
TfNSW during the preparation of the LHS. 


 













































































Editing and Reference amendments 


Several amendments have been made to the Draft LSPS for the purpose of general grammatical 
editing and reference amendments. These amendments are outlined below. 


Amendments to the village narrative  


Based on the submissions received, the narrative on page 19 for Black Mountain was 
replaced with the following: 


Black mountain is a small village located just on the western side of the Great Dividing range at 
an elevation of 1300m above sea level. It is surrounded by lush rolling countryside which 
supports a thriving agricultural community. 


The village has a small population of residents but has grown in the past years with recent 
subdivisions taking place around the village centre. 
The village boasts a small community recreation ground with tennis courts, a small primary 
school, a Baptist Church, a cemetery and a former railway station complex, including the station 
and platform and the former gatekeepers cottage. All of these sites are heritage listed and 
represent the history of the development of Black Mountain. 


The former railway station is now a museum and is the base for a heritage walk around the 
village where visitors can learn about the history and development of this unique little 
community.   


 


 


Amendments to Planning Priority Rationales. 


A number of the rationales, either the short synopsis or the full rationale have been amended, 
based on the feedback received through the exhibition period. It was indicated that the 
rationales were aspirational and were not fit for purpose. The rationales have been updated to 
better align with the actions being taken to achieve the planning priorities and also to better 
reflect the feedback received. 


Prosperity & Growth 


• Amend the rationale under Planning Priority A2 on Page 45  


The supply of employment zoned lands will be expanded to attract and retain new 
investment and business as well as support the growth of our existing local businesses. 
Each area will focus on complimenting the three engine industries; Controlled 
environment horticulture, Renewable Energy and manufacturing. We will leverage off our 
locational advantages and seek to diversify our economic and employment base with 
new and expanding industries that provide synergies with other complementary sectors. 
We will continue to support the existing industries of extensive agriculture and education 
as global trends change the landscape of both. 


• Amend the rationale under Planning Priority A3 on Page 45 
Agriculture is and always has been an engine industry for the region and our community. 
As agriculture and food innovation advances our region has the ability to be at the 
forefront of this transition. Leveraging off our competitive advantage of a cool climate, 







year round solar exposure and water security, the region will seek to become Australia's 
premier protected horticulture region to support sustainable food production and drive 
jobs growth. Growth in the engine industry of  Controlled Environment Horticulture, will 
be supported by innovation in agriculture as demonstrated by UNE Smart Region 
Incubator which encourages innovation.  
 


• Amend the rationale under Planning Priority A6 on Page 46 
Our region has unlimited and untapped potential to diversify our local economy through 
enhancing destination management, planning and promotion to build on and grow our 
visitor economy. 
 
There is opportunity to leverage our range of natural endowments, through increasing 
and diversifying wilderness and adventure tourism, our distinct seasons, cultural 
diversity, museums, art centres, mining heritage and villages to attract visitors, 
conferences and events. We will support the growth of our existing events that attract 
visitors locally and nationally, whether this be for music, arts or sporting by advocating 
for additional event venues, facilities, funding and connections. 
 
Our tourism offerings are supported by local culinary experiences including farm to plate 
dining and a range of accommodation options including city centre, farmhouse rural and 
eco-nature retreats. 
 


Community and Place 


Replace the wording under B5 Our local artisans and producers on page 54 and page 56 with: 
“Our region boasts a community of local artisans and producers that are supported and 
encouraged to showcase local produce, food, arts, crafts and music” 


• Replace the rationale under B1 on page 55 with: 


As our population grows, future housing will need to respond to the needs of our 
community, be appropriately located, preserve the character of the area, respond to 
environmental constraints and climate change risk.  


Housing across the region is predominately single storey detached development with 
limited diversity to meet the needs of our diverse community.  


As we grow, housing across the region will need to cater for smaller households, support 
aging in place, provide low cost housing options, increase densities where appropriate 
through secondary dwellings and dual occupancies. In the CBD of Armidale mixed use 
developments providing residential accommodation will be encouraged, as well as in Guyra 
where appropriate.  


Master planning the residential growth areas will encourage a diversity in housing types and 
aim to provide dual occupancies and secondary dwellings as new developments. This 
holistic approach will allow us to maintain our character and liveability 


• Replace the rationale under B2 on page 55 with: 


Education is core to our regions heritage and our future. Each year UNE attracts students 
from around Australia and the world, however as technology advances and learning 







platforms change, on campus enrolments have declined. We seek to support UNE in 
reattracting students and educators to increase on campus enrolments.  


There is also opportunity to further develop existing health and knowledge facilities in the 
region, with the creation of a health and knowledge precinct that leverages off existing 
partnerships and seeks to increase services for the growing community. It also offers the 
opportunity to strengthen research and innovation industries, and opportunities to attract 
specialist and retain medical professionals.  


• Insert the following (in italics) into the rationale of B3 on page 55: 


Our regions culture and heritage is a tapestry of aboriginal origins. The stories of our First 
Nations people are woven into the fabric of the region history and their resilience and 
connection to the land continues to shape the region today. 


• Replace the rationale under B5 on page 56 with the following: 


Our community consists of a diverse array of talent from food production to food 
processing, leather work, crafts, fashion, music, art and homewares which are showcased 
at local markets, stores and pop shops throughout region.  


As a region we will provide a platform for all creative and production talent to operate, be 
showcased and be branded. We will support artisans through a review of relevant planning 
controls. Developing our year round calendar of events can support local artisans and 
showcase local talent. The arts community will be supported through the development of an 
arts precinct around the existing NERAM and the development of future events spaces and 
venues. 


 


Nature and Resilience  


• On page 33 and 68 and , replace the rationale with "Armidale region’s unique geology, 
landscapes, landforms, globally recognised world heritage National Parks and nature 
reserves, mining history alongside extensive open space and recreational reserves are 
ideal for the nature-based visitor.  Alongside providing the foundation for Australia’s low 
carbon future and promoting sustainable practices in all aspects of city life" 
 


• Insert the following and remove the remaining text, after the word programs under 
the C2 rationale on page 69: "This will be done through the delivery of projects like the 
creeklands masterplan and through the protection of important corridors and 
biodiversity through improved subdivision layouts and application of conservation 
zonings" 
 


• Replace the rationale under C3 on page 69 with the following: "Natural hazards can 
have a devastating impact on life, property and livestock. As much as possible we must 
plan to mitigate the risks of natural hazards and the impacts of climate change to ensure 
our community and rural economy is protected. This will occur through improving the 
response to natural disasters and ensuring new development, particularly residential 
development is located in areas unconstrained by hazards. In addition, ensuring our 
communities are food resilient is critical, given the increasing risk of vulnerable and 
unpredictable climate patterns even with the rich agricultural economy renowned to 







Armidale. This is achievable through increasing the prevalence of food production in our 
suburbs to allow residents to participate in the active growing of food, connect directly 
with local producers, to build community and food systems resilience. By mapping 
where food production can occur in the region and including this in future master 
planning, food growing will become normalised in suburbs.” 


 


• Amend the rationale under C5 on page 70 by adding the following at the end: 
“Sustainability is also about respecting our environment and delivering services to 
improve the wellbeing and liveability of our Region. Improving sustainability within the 
region will also involve innovative and efficient ways of using and re-using our water 
resources as well as looking at ways of incentivising higher standards of energy 
efficiencies in our buildings”   
 
 
 


 


 


 


 


 


 


 


 


Amendments to Appendix A: Action Implementation  


A1 Our Airport  


A1.1 Position Armidale Regional Airport as a ‘regional Hub airport’ for the New England 
Northwest  


• Amend dot point 1 (to become A1.1(a)) to insert “Seek Government funding and” so the 
action reads: Seek government funding and undertake all necessary upgrades to the 
Armidale Airport to ensure that it can perform as a regional hub for regular passenger 
transport services and cater for the expected increase in flight traffic and passengers 


• Amend action A1.3 to read: Attract aviation and tourism related industries.  


A2 Our Employment Land 


A2.1 Develop identified Employment Growth Areas to support increased jobs , industry and 
investment.  


• Insert new dot point: Encourage the development of sustainable and green product 
manufacturing in the region 







• Amend dot point 7 by replacing “relevant growth precincts and developments” with “in 
employment growth areas” for the action to read: Scope the potential for low carbon, 
high efficiency and circular economy strategies such as waste-to-energy, bio-digestion, 
and alternative water, waste and energy systems in relevant growth precincts and 
developments. Move this action to A2.2.  


A2.2 Support the growth of identified engine industries: horticulture, renewable energy and 
manufacturing through the provision of required supporting facilities and infrastructure 


• Replace the wording of Action A2.2 with “Support the growth of identified engine 
industries: horticulture, renewable energy and manufacturing through, complementarity 
industries and circular economy opportunities” 


• Move dot point 1 “Upgrade the Armidale Wastewater Treatment plant to ensure recycled 
wastewater is capable of servicing the Armidale Horticulture Area” to section A2.3 to 
become Action A2.3(b) 


• Amend the wording of dot point 2 to “Ensure water security infrastructure supports and 
aligns with the requirements of the Horticulture Priority Precincts” and move to A2.3, to 
become A2.3(c) 


• Move dot point 3  “Ensure employment zoned land is available to enable to co location 
of services that support horticulture, renewable energy and manufacturing engine 
industries” to A2.1 to become  A2.1(h) 


• Insert new dot point “Encourage industries that support the REZ and Controlled 
Environment Horticulture through the manufacturing of local materials and provision of 
services” 


• Insert new dot point “Explore opportunities to leverage off existing manufacturing 
industries to increase locally designed and produced materials” 


A2.3 Infrastructure to activate growth in employment  


• Amend dot point 1 to read: "Prepare an infrastructure strategy that identifies major 
required infrastructure to enable the development of the employment growth areas and 
horticulture precincts" 


A3 Our Agriculture and horticulture  


A3.1 Establish protect horticulture precincts in Armidale and Guyra 


• Delete second dot point – “Ensure the land identified for the establishment of 
horticulture precincts are protected and developed via adequate servicing 
arrangements” covered under A2.3 Infrastructure to activate growth in employment 


• Delete third dot point – “ Develop a water infrastructure plan to support the development 
of the horticulture industry and provide investor confidence regarding water quality” 
covered in later sections.  


A3.2 Support the evolution of extensive agriculture  


• Insert new dot point: “Support the growth of Ag-tech technology and industries to 
enhance agricultural productivity” 


• Insert new dot point: "Support extensive agriculture, by encouraging diversification 
opportunities such as agri-tourism & farm gate premises” 







A3.3 Partner with UNE and tertiary bodies to align course offerings with emerging 
agriculture and horticulture industries 


• Move this action and the implementation action ( Continue to implement the MOU 
between ARC and UNE) to B2.2 for better alignment.  


A4 Our Vibrant City  


A4.1 Develop a masterplan for the Armidale CBD 


• Amend dot point 1 to insert “with urban design experience” to the action ” Establish an 
Armidale City Centre Renewal Committee to determine a masterplan for the CBD” as 
per feedback from DPHI. 


A4.3 Connect the CBD to the creek lands 


• Insert new dot point: Seek funding for the remaining stages of the Creeklands 
Masterplan to become Action A4.3(e) 


A5 Our water Security  


A5.1 Seek government investment for capital works to deliver the regional water security 
package 


• Amend dot point 5 to read: Finalise the business case providing long term water security 
initiatives for the region ensuring provision is made for the housing and job growth 
targets 


• Delete dot point 6 and move to C3.1 Improve the regions resilience to natural hazards 
and improve our climate change preparedness to become action   


 


 


 


 


A6 Our Tourism  


A6.1 Grow and diversify tourism activities to complement the calendar of year-round 
events that attract tourists to the region.  


• Replace Action title for A6.1 with: Deliver a Destination Management Plan that leverages 
our natural and built environment to grow the visitor economy. 


• Replace dot point 1 with: Target industries and infrastructure to be further developed to 
diversify and increase tourism in the region include: 


• Add a sub dot point in the existing list to include “health and wellbeing tourism” 
• Insert new dot point: Explore opportunities for additional historic train experiences. 
• Amend dot point 7 (to become A6.1 to include eco tourism and sustainability. To read: 


Partner with the state government and/or tourism investors to support a variety of 
accommodation and experience types with an emphasis on sustainability, eco-tourism, 
camping and off the beaten track, to high end eco opportunities”. 







A6.4 Make our region a destination that is renowned for its sporting and recreation 
facilities  


• Insert new dot point "Explore opportunities for additional recreational walking trails and 
networks in and around Armidale, Guyra and the Villages" to become action A6.4(K). 


A6.7 Seek government funding to deliver the rail trail  


• Amend dot point 2 to read: “Identify opportunities for the establishment of tourism 
activities, new businesses and accommodation opportunities at towns and villages 
along the rail trail”  


 


Community and Place  


B1 Our Homes 


B1.1 Develop a compact settlement through encouraging infill development while 
protecting local heritage, existing charm and streetscape character  


• Replace dot point 2 with: Develop and implement an Active Transport Strategy to 
support a compact settlement. 


B1.5 Establish greenfield residential growth areas in line with our regions job targets  


• Delete dot point one. This action is a repeat of previous under B1.1  
• Replace dot point 2 with “Amend the LEP to rezone land identified in the residential 


growth areas - applying a conservation zoning to land identified as high biodiversity 
value and riparian areas” 


• Replace dot point 3 with: "Develop master plans for the identified residential growth 
areas" 


• Amend dot point 4 to change reference from “identified growth precincts” to “residential 
growth areas” for consistency of language across the document. 


• Amend dot point 5 to remove the word “greenfield” for consistency of language across 
the document.  


B1.7 Ensure Social and retirement housing is provided within our urban area 


• Insert “affordable” after social.  
• Insert “affordable” into dot point 1 after social 
• Insert “affordable” into dot point 3 after social 


B1.8 Develop Village masterplans to encourage appropriate village growth  


• Replace dot point 1 with “Encourage the release of existing village zoned land where 
appropriate and rationalise zonings in the villages where current zonings are unsuitable” 


• Replace dot point 3 with “Develop DCP chapters for each village inline with the village 
masterplans” 


• Replace  dot point 6 with “Explore opportunities for increased connectivity between the 
villages, nearby towns and tourist attractions.” 


 







B2 Our education, research and innovation 


B2.1 Build connections between UNE and Armidale township  


• Insert new dot point: “Improve active transport linkages to UNE” 


B2.2  Develop a health and knowledge precinct 


• Insert new dot point: Develop health and wellbeing industries in the region 
• Insert new dot point: “Collaborate with research institutes to promote biomedical 


development”. 
• Insert new dot point: Encourage the retention of medical trainees in the region and 


encourage increased medical and specialist services 


B2.3 Ensure Armidale retains its status as an education centre 


• Amend dot point 1 (to become B2.3(a)) to read “Work with the NSW Department of 
Education to ensure education facilities are fit for purpose, provided in appropriate 
locations and support the population growth targets of the LSPS”.  


• Delete dot point 2. This action was partly repetitive and has been merged with the other 
action under this section.  


B3 Our Indigenous History  


• Amend the title of B3 by inserting “and heritage”  


B4 Our Architecture and heritage 


B4.1 Our architecture and heritage  


• Replace dot point one and two with: “Undertake a comprehensive heritage study to 
inform a review of the Heritage Conservation Area and Schedule 5 of the LEP” 


• Delete dot point 4 that reads “review Heritage DCP chapters with character statements 
for areas within the heritage conservation areas” this is repeated in another action 
elsewhere.  


• Amend dot point 7 (to become B4.1(e)) to read: Develop a heritage strategy for the LGA 
and implement the actions. 


B5.1 Enable local artisans and entrepreneurs to build successful and thriving businesses 
and cultural identifies within our region  


• Delete dot point 3 “create a ‘Made in Armidale’ brand to promote and support local 
artisans and producers” 


• Delete dot point 4 “ Establish a ‘Made in Armidale” concept store in the Beardy Street 
Mall to promote local artisans and producers 


• Insert new dot point: “Review the permissibility of artisan food  and drink premises in the 
LEP to ensure opportunities for local artisans” to become Action B5.1(d) 


B6.1 Our Green Space  


B6.1 Connect our homes to open space – 95% of all new homes within 400m of open space 


• Amend dot point 1 to replace “our land release subdivisions” with “future subdivisions” 







• Amend dot point 2 to read: “ Prepare an open space strategy that aligns with the 
Biodiversity strategy, active transport strategy, koala strategy and others to increase 
accessibility to existing and future open space.  


• Remove dot point 3 – the intent of this has been included in the amended dot point 2.  
 


C1 Our Air Quality  


C1.1 Mitigate the impacts of wood heaters in Armidale during the winter months.  


• Amend dot point 2 (to become C1.1(b)) to read: Undertake a community awareness 
program on the biodiversity and environmental impacts of wood collection within the 
LGA  


• Amend dot point 3 (to become C1.1(c)) to read: Amend Council’s Planning Policies to 
prohibit any new dwellings from installing wood heaters where they are located on lots 
of 4,000m2 or less   


• Amend dot point 4 (to become C1.1(d)) to read: Undertake a trial program to install 
filtration devices to existing approved wood heaters to understand their effectiveness in 
reducing woodsmoke pollution generated by existing fireplaces. 


• Amend dot point 5 (C1.1(e)) to read: Advocate for the inclusion of a reduced PM2.5 limit 
in the Australian Standard for fuel combustion heaters (AS/NZS 4013:2014)  


• Amend dot point 6 (to become C1.1(d)) to read: Advocate with State Government to 
establish a financial assistance program to support an incentive package to replace 
existing wood heaters with alternative cleaner heating options within Armidale   


C2.1 Protect areas of high biodiversity value and natural landscapes. 


• Amend dot point 2 (to become C2.1(b)) to read "Prepare a Biodiversity DCP Chapter that 
is consistent with the SEPP (Biodiversity and Conservation) 2021" 


• Amend dot point 3 (to become C2.1(c)) to read “Apply the C2 Environmental 
Conservation zone to land identified as High Environmental Value in the Biodiversity 
Strategy” 


C3.1 Improve the regions resilience to natural hazards and improve our climate change 
preparedness  


• Insert new dot point: “Investigate opportunities to improve the response to natural 
disasters between Council, Emergency services and the community” 


• Insert new dot point: "Implement the actions of Councils Renewable Energy Action 
Plan" 


• Insert new dot point: “Undertake mapping to identify suitable locations for where 
community gardens and urban agriculture can occur within residential growth areas and 
the existing urban areas of the region”. 


• Insert new dot point: “Identify suitable locations for the establishment of a food hub that 
can foster collaboration between the community and increase public and private 
partnerships for localised food production and upskilling” 


• Insert action new dot point: Strengthen DCP requirements for residential water retention  
• Insert new dot point 6 “ Amend DCP provisions to require industries and businesses to 


adopt water efficiency best practices, including water re-use, recycling and closed loop 
systems” from A5.1 to C3.1  







• Add "in accordance with DPHI 'Guide to Climate Change Risk Assessment for NSW 
Local Government' to dot point 5.  
 


C4.1 Support the growth of appropriate renewable energy projects that provide benefits to 
the region.  


• Insert new dot point: Investigate opportunities to partner with developers of renewable 
energy projects in the REZ for community benefit projects 


C5 Our Sustainable Region 


C5.1 Embed sustainable waste management practices that protects the environment 
human health and supports the transition towards a circular economy 


• Insert new dot point: Investigate opportunities for recycling of renewable energy 
materials, such as solar panels 


• Reword point 4, to read: positions the region as a regional leader in sustainable waste 
management  


C5.3 Future proof waste assets to support growth and provide equitable access to waste, 
reuse and recycling services.  


• Inert new dot point: “Engage with industry and relevant agencies to foster innovation 
and technology that enables new resource recovery opportunities” 
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Acknowledgement of Country


We acknowledge the traditional 
custodians of our Country and 
recognise their continued connection 
to the land.  We pay our respects to 
Elders past, present and emerging and 
the contribution they make to the life 
of our region.


The Armidale Regional Community 
pays tribute to their love of land, love 
of people, and love of culture. 
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Mayor’s foreword


Cr Sam Coupland


When I returned to Armidale in 2012 
it was very different to the city I 
remembered from my high school days 
at The Armidale School in the 1980’s 
and my time at the University of New 
England in the early 1990’s. This may 
well have been misplaced nostalgia, 
however, to me the city and the 
wider region lacked the vibrancy and 
character I remembered. 


What had not changed was a very real 
sense among the community that our 
region could do better. The Armidale 
region has all the ingredients for 
success; our economy is unique being 
anchored by a large regional university 
to compliment the agricultural sector, 
the burgeoning protected horticulture 
and the emerging Renewable Energy 
Zone; we have national parks on our 
doorstep that should be anchoring 
tourism plus there is a robust cultural 
scene epitomised by the New England 
Regional Art Museum.


Despite this abundance of opportunity 
our region has never capitalised on 
its potential. Our General Manager, 
James Roncon, often recites a favourite 
saying of his, “If you don’t know where 
you’re going, any old road will get you 
there.” That sums up the story of our 


region for the last 20 years. Our road 
has been one of stagnant population 
and employment, a hollowed-out city 
centre, tired looking green spaces that 
should be the jewel in the crown of 
our city, towns and villages, a fragile 
relationship with our university and 
a failure to attract the right kind of 
private and government investment. 
We started down this road because we 
did not have a clear and united vision 
of where we wanted our region to go.


When I was elected Mayor on 12 
January 2022, I had a very clear vision 
for the future of our region. At our first 
Council Meeting on 27 January 2022, 
along with my fellow councillors it was 
agreed that one of the most important 
tasks in this term of Council was to 
clearly articulate the vision we have 
for the Armidale region and to have 
a plan to make that vision a reality. A 
region with a well narrated vision and 
competent delivery strategies usually 
attracts the right type of attention, 
becoming a candidate to receive 
government grants and other high-level 
investments and infrastructure. As a 
region we can make our own luck by 
showing government and private sector 
that we are driving change and are not 
prepared to leave things to chance.


I proposed to the Council Meeting 
on 27 January 2022 that we set an 
aspirational target to grow jobs in our 
region by 4,000 by 2040 (increasing 
our regional population by 10,000) 
and to identify the region building 
infrastructure and catalyst job growth 
projects that will maximise the region’s 
potential. I am pleased to say that 
my fellow councillors unanimously 
supported this goal.


In February 2022 we held a planning 
and jobs growth summit with 
councillors, senior staff, planners, 
industry leaders and expert advisors. 
This summit sharpened councils focus 
on which engine industries had the 
potential to drive the growth of our 
region and underscored the importance 
of providing long term regional water 
security as the foundation for our 
regions aspirational future.


A very clear vision for the future of our region
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Ebor Falls


The Armidale region


Boasting spectacular waterfalls,  
gorges, world-heritage national parks,  
cool-climate vineyards and a fascinating  
and diverse cultural heritage.


With the assistance of our local 
member Adam Marshall, in June 2022, 
Council secured funding to raise the 
wall at Malpas Dam by 6.5m taking 
our region closer to its current water 
security needs. In December 2022, 
Council agreed to purchase Oaky Dam 
from Essential Energy, allowing us to 
support a regional population of over 
50,000 along with industry expansion. 
In March 2023 we completed our 
Controlled Environment Horticulture 
(CEH) feasibility study which identified 
two jobs growth precincts in Guyra 
and Armidale that have the potential to 
deliver over 3,000 direct and indirect 
jobs to our region. This demonstrates 
Council’s commitment to making our 
vision for the future a reality.


A well thought out Local Strategic 
Planning Statement is the most 
important opportunity for a region 
to own its story. Toward 50,000 
articulates clearly what our region 
can be over the next 20 years and 
provides a clear road to get us there. 
Our road for the next 20 years is one of 
opportunity, securing water, leveraging 
controlled environmental horticulture 
and the renewable energy zone to 
provide opportunities for the current 
and future generations. 


Toward 50,000 will send a message 
to all other potential partners and 
collaborators ranging from the public 
sector, private sector and not for profit 
sectors who can align behind our 
vision. Council is supporting this new 
vision with: 


We can be followers and go along 
for the ride while State and Federal 
Government or the market dictate 
the future success or otherwise of 
our region. Or we can shape our own 
future and tell our own story – this is 
what we are going to do.


streamlined approval 
processes


strategic land use and 
infrastructure planning to  
jobs and housing precincts


investment in enabling 
infrastructure in jobs and 
housing precincts


planning concierge service for 
job creating development.
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Advancing our region: Toward 50,000


Growing the  
Armidale region
There has been a trend for regional 
Local Government Areas (LGAs) to 
adopt arbitrary population growth 
targets. A number of regions in NSW 
with populations of around 60,000 
have targets to grow their populations 
to 100,000 by about 2040. Population 
targets require a marked expansion 
in the economic/employment base of 
those regional economies. Therefore, 
if there are not jobs to draw people to 
these LGAs, population targets  
are meaningless.


In January 2022 the newly elected 
Armidale Regional Council (ARC) 
resolved to set an aspirational target 
to grow jobs in our region by 4,000 
by 2040 (increasing our regional 
population by 10,000) and to identify 
the region building infrastructure 
and catalyst job growth projects that 
will maximise the region’s potential. 
This clear direction from the newly 
elected Council has culminated in the 
preparation of this Local Strategy 
Planning Statement (LSPS)  
Advancing our region: Toward 50,000 
(Toward 50,000).


Growing jobs
Industries in regional economies are 
divided into three key categories; 
engine industries that bring money 
into the region (e.g. agriculture) 
and that drive the local economy, 
enabling industries that support the 
engine industries, e.g. transport and 
logistics, professional services such 
as veterinary services and population 
serving industries that support the 
local population. 


Engine industries are those that 
employ a higher proportion of people 
in that region compared to other 
regions. They usually reflect the area’s 
competitive advantages. These engine 
industries are often a key reason why a 
town or region exists. Growing engine 
industries leads to indirect jobs in the 
enabling industries and then these jobs 
in turn support jobs in the population-
serving industries. 


Regional industries that are surviving 
or thriving are linked to economic 
endowments, or an area’s inherent or 
created strengths (A 20-Year Economic 
Vision for Regional NSW). 


Our regions established engine 
industries, Agriculture and Education, 
will continue to form part of the 
inherent strength of our economy. 
Controlled Environment Horticulture 
and Renewable Energy engine 
industries which build on our natural 
endowments of a temperate climate 
combined with high solar exposure 
have the greatest potential to drive  
the growth of our region over the next 
20 years.


Driving growth in our region


Controlled Environment 
Horticulture 


Renewable Energy 


Manufacturing
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Established


Agriculture


Agriculture is the prime 
engine industry in most 
regional areas. It directly 
accounts for 1,864 jobs or 
about 15% of jobs in our 
region. It also supports 
about 3,500 jobs in enabling 
industries (about 2:1 ratio 
to direct jobs). In addition it 
would support 4,000 jobs in 
population-serving industries. 
While UNE is the largest 
individual employer and also 
supports a significant number 
of jobs, UNE would not be 
located in Armidale but for 
the economic base provided 
by agriculture.


Education


Education has been a 
traditional mainstay of the 
Armidale city economy. It 
directly accounts for 2,404 
jobs or about 19.5% of jobs in 
our region. At UNE on campus 
students have declined from 
about 3,353 full-time students 
and 529 part-time students in 
1991 to 1,683 in 2019.


There are four private schools 
with a total senior school 
population of close to a 
thousand students based in 
Armidale and those offering 
boarding draw about 200 of 
their students from outside 
our LGA. 


Growth in the future will be 
largely dependent on growth 
in the population living in our 
region and the broader New 
England and North West.


Controlled Environment 
Horticulture


High-tech greenhouses with 
extensive climate control and 
hydroponic systems enable growers 
to precisely control a plant’s 
growing environment to increase 
yields, quality, planting density, 
growing season and growth rates 
while also improving resource 
use efficiency through economies 
of scale. These advantages have 
resulted in rapid expansion of 
Controlled Environment Horticulture 
(CEH) globally and to a smaller 
extent in Australia.


Costa Group established the first 
part of its tomato-growing operation 
near Guyra in 2005. With about 
40 hectares of glasshouses, it is 
estimated that this production 
supports about 1,000 jobs, both 
directly and indirectly in our region. 
Of these, just over 800 are employed 
in-house by Costa and another 200 
are employed by outside businesses. 
In addition, it is estimated that 
induced impacts from the spending 
of those workers generate up to a 
further 350 jobs, taking the total 
number of jobs generated to about 
1,350 jobs, or 34 jobs per hectare of 
glasshouse, in our region.


Red Jewel located east of Armidale, 
grow strawberry runners for 
distribution to strawberry growers 
across Australia and employ up 
to 110 people across the growing 
season.


Renewable Energy


The New England Renewable 
Energy Zone (REZ) is 
intended to have a network 
capacity of eight gigawatts. 
US studies (e.g., Loomis 
(2021) and Michaud et al 
(2020)), estimates there are 
about 27 jobs per gigawatt. 
In addition, Loomis indicate 
about 17 indirect jobs in the 
region, making a total of 
about 44 direct and indirect 
jobs in the operational years. 
Applied to the New England 
REZ, assuming 8 gigawatts of 
renewable capacity, this would 
translate to about 210 direct 
jobs, 140 indirect jobs, or 350 
jobs in aggregate.


Manufacturing


Our region has a number 
of success stories in 
manufacturing such as 
Uniplan a modular home 
builder with significant 
capacity for industry 
expansion through vertical 
integration and currently 
accounting for 215 direct jobs. 
Manufacturing can play an 
important part the future of 
our region offering diversity 
of employment opportunities 
and strengthening the 
position of our local economy.


Potential for growth
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Delivering region building 
infrastructure
Towards 50,000 is underpinned by a 
water security package which includes 
the already funded raising of the 
Malpas dam wall by the maximum 6.5 
metres (announced June 2022) and 
the connection of Oaky River dam 
(purchased from Essential Energy 
in December 2022) to our water 
network. This will increase the secure 
water supply in our region from 2,430 
megalitres per annum (MLpa) to about 
8,000MLpa allowing expansion of our 
engine industries to drive the growth 
of our region and support a population 
beyond 50,000.


Identifying catalyst job 
growth projects
Towards 50,000 identifies priority 
jobs precincts for our current and 
future engine industries; Controlled 
Environment Horticulture (CEH), 
Renewable Energy industries and 
Manufacturing.


CEH precincts in Guyra and Armidale 
have the potential to accommodate 
125 hectares of new glasshouses 
generating 3750 direct and indirect 
jobs. A Renewable Energy Industry 
precinct in the vicinity of Armidale 
Regional Airport has the potential to 
accommodate REZ related secondary 
industries generating 350 direct 
and indirect jobs. This jobs growth 
will support a population of over 
40,000, all of whom will have access 
to a secure and resilient water supply, 
access to diverse housing connected to 
abundant public open space.


Liveability is a 
competitive advantage
Quality of life (QL) is the most sought-
after product, feeling or experience 
individuals are seeking in 2023. A place 
with acknowledged QL is a place to 
be and many will try to get to. People 
and business can choose to live and 
work almost anywhere in Australia. 
There can be no more significant path, 
or task for a council anywhere at this 
moment, than to shape an even better 


place; one which is attractive to new 
investment and talent which could 
benefit its community and business 
post 2023. Toward 50,000 outlines 
how we will preserve our unique 
characteristics and environment and 
ensure our neighbourhoods are green, 
clean, walkable and local. The New 
England Rail Trail will connect the 
north and south of our region and 
provide a corridor of opportunity 
for complimentary tourism ventures. 
Malpas Dam will become a nationally 
significant high altitude water sports 
centre. We will invest in our natural 
environment and wilderness, our urban 
heritage, and our arts and produce to 
make it more accessible to residents 
and visitors.


Brilliant region
Leveraging digital technology is a 
contemporary way of effectively 
addressing our challenges and 
opportunities. Sustaining the path 
we are embarking on to attract new 
jobs and population while maintaining 
our quality of life and sustainably 


Toward 50,000  
provides the building 
blocks that will set our 
region up for success.


managing our environment and 
climate is a complex task. Over the 
long-term Council needs consistent 
and continuous access to deep 
insights about community life, assets, 
infrastructure, and our environment. 
These insights need to be reliable 
and available on demand as strategic 
decisions are made. This is where digital 
technology innovation has a critical 
role to play. Relevant technologies 
embedded into the physical 
environment can generate data and 
information which gives Council a 
finger on the pulse of our region 
and provide an empirical method of 
monitoring our progress. These insights 
can be shared with key community 
stakeholders to enable them to make 
better decisions, and to support 
collaboration which creates a vibrant 
and sustainable region for everyone.


2023 2043


30,000
people


40,000
people


4,000
new jobs


4,400
additional homes


50,000
people


8,000
new jobs


8,800
additional homes
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Figure 1 Regional engine room growth opportunities
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New England Renewable 
Energy Zone
The majority of the Armidale LGA  
is located in the New England 
Renewable Energy Zone (REZ) which is 
intended to have a network capacity of 
eight gigawatts. The New England REZ 
is currently the largest in Australia and 
is the backbone to Australia’s  
low carbon future. Most of the 
renewable energy facilities developed 
as part of the New England REZ are 
expected to be located proximate 
to the major transmission corridors 
through our region.  


Future renewable energy projects 
within the New England REZ will 
co-exist with our rural industries and 
be required to provide community 
dividends that support the growth of 
our region, particularly in recognition  
of the contribution that our region  
is making to state and national  
energy security.


Horticulture Precincts
Armidale’s main strengths for 
controlled environment horticulture 
are its temperate climate combined 
with high solar exposure and transport 
connections across eastern Australia. 
There is also a supply of suitable 
land (<1% slope and unfragmented), 
access to labour, services and utilities 
(power and water). Leveraging 
regional strengths and expanding 
agribusiness and food processing has 
been identified as an opportunity for 
economic and population growth in the 
New England North West.


Armidale region LGA boundary


Elevation > 1,000m AHD


Renewable Energy Zones


Controlled environment 
horticulture precinct


7Local Strategic Planning Statement







Executive summary


This Local Strategic Planning Statement (LSPS) creates the 
strategic planning vision for the future of the Armidale Regional 
Council local government area. 


In reaching our job ambitions, this LSPS 
takes a holistic approach in balancing 
and enhancing our economic, social 
and environmental values and 
opportunities. In particular, these new 
jobs will attract an additional 10,000 
new residents to our region by 2043 
(and 20,000 new residents beyond 
2043). Housing supply and community 
services to support our growing and 
diverse community will be paramount. 
Planning for this growth in advance 
means that we can strategically focus 
on protecting and conserving our 
valuable rural, lifestyle and biodiversity 
qualities at the same time.


This LSPS is supported by three 
Vision Objectives and their associated 
Planning Priorities. Each Planning 
Priority is complemented by a suite 
of actions and implementation tasks, 
timeframes and responsibilities to 
support Council, the government, our 
local businesses and our community 
more broadly to achieve our ambitious 
aspirations. 


The LSPS builds on the community’s 
aspirations expressed in the  
Advancing Our Region Community 
Plan 2022-2032. It also delivers on 
the NSW Government’s New England 
North West Regional Plan 2041 (the 
Regional Plan), as well as other Council 
and NSW Government planning 
priorities for the Armidale region. 


Most importantly, this LSPS focuses on 
attracting 4,000 new jobs by 2043 to 
our region. By way of background, our 
population has been stagnant for the 
last 20 years with a 0.2% annual growth 
rate. Our once bustling city centre is 
tired and requires new life and vibrancy. 
Like many other Australian towns and 
cities, we are also faced with an aging 
population which we must support 
with care, while supporting the growth 
of younger families. Our aspiration is  
to progress into the future proactively 
and positively.
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Aerial of the Big Chill, courtesy of Ben Abbott


Advancing  
our region:  


Toward 50,000
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Big Chill, courtesy of Mike Terry


As we grow to a population of 40,000 over the next 20 years and beyond, 
the Armidale region is connected to the world through 4,000 new jobs 
of the future and our strong sense of community and social responsibility. 
We are leaders of Australia’s low carbon future, and our re-enlivened 
businesses and industries are the engine room of the New England.


We have grown our commitment to sustainable controlled environment 
horticulture with the largest and most significant precinct in Australia. 
Located 980m AHD and above 1300m AHD, our Horticulture Precincts 
in Armidale and Guyra will be serving the dining tables of Australia and 
abroad as a result of its ideal climate, excellent year-round solar exposure 
and water security. 


Our growing community will be housed in 4,400 new homes designed 
to meet the needs of our diverse community. Our residents love living in 
Armidale, Guyra and surrounding villages because they offer a wide range 
of lifestyle options for all members of the community and are connected to 
abundant public open space.


Our Armidale city centre is the beating heart of our region hugging the 
green spine of the Dumaresq Creek parklands and our tree lined avenues 
which are celebrated during our seasonal festivals. Beardy Street Mall has 
remerged as a vibrant activity centre for education, housing, business  
and leisure.


With more than 95% of our region protected for farming and the 
environment, we are a premier sub-alpine destination for wilderness 
experiences, adventure sport, rural farm stays, eco-resorts and lodges.  
Our community and visitors are connected and in awe of our pristine 
natural environments including our world heritage Gondwana Rainforests. 


Our region has prospered through our commitment to a diverse  
economy and high quality of life, and where everyone is welcome.  
We are a unique blend of natural beauty, cultural richness  
and community spirit.


Vision
With our stunning natural beauty and leading education and agriculture 
sectors, we are an amazing place to live, work and visit. We are proud of 
our rich cultural and Indigenous heritage which together with our classic 
European architecture and commitment to creative and performing arts, 
frames the sophisticated character of our city and towns.


4,000
new jobs


Advancing our region: 
Toward 50,000


4,400
additional homes


40,000 by 2043
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Vision objectives


1


Prosperity and growth


The region has a prosperous future and 
diverse economy that supports the creation 
of around 4,000 new jobs over the next 20 
years. Our sustainable regional economy and 
local businesses will be connected to the 
world through our advancements in global 
horticulture, education, innovation and tourism. 


A.1  Our airport


A.2  Our employment land


A.3  Our agriculture and horticulture


A.4  Our vibrant city


A.5  Our water security


A.6  Our tourism


2


Community and place


Armidale, Guyra and our villages are vibrant 
places with strong local heritage and a proud 
first nation’s history. Our diverse community 
welcomes new residents and visitors alike to 
join and celebrate our rich cultural and built 
environments. Our city centre has re-emerged 
as a place of celebration and success for 
businesses and the community.


B.1  Our homes


B.2 Our education, research and innovation


B.3 Our indigenous history


B.4 Our architecture and heritage


B.5 Our local artisans and producers


B.6 Our green space


3


Nature and resilience


The region’s unique and globally recognised 
world heritage natural areas, and extensive 
areas of open space are a destination of choice 
for adventurers and visitors to Australia’s 
highest city. Our region has provided the 
foundation for Australia’s low carbon future 
promoting sustainable practices in all aspects of 
city life.


C.1  Our air quality 


C.2 Our biodiversity and national parks


C.3 Our resilience to natural hazards and 
climate change


C.4 Our renewable energy


C.5  Our sustainable region
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About the plan


Looking towards Mount Duval and Guyra Plateau


Administrative
Purpose of this Local Strategic Planning Statement
Project methodology
How to read this Local Strategic Planning Statement
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Project methodology
The LSPS has been developed 
subsequent to Council’s Community 
Plan 2022-2032 and in parallel with 
Council’s Local Housing Strategy.  


The methodology used to develop 
the LSPS follows the process outlined 
by the Department of Planning, 
Housing and Infrastructure’s (DPHI’s) 
Local Strategic Planning Statement 
Guidelines. The LSPS will provide a 
significant foundation and holistic 
strategy for the future of the region.


The LSPS also links the Regional Plan 
to our Community Plan and provides 
a bridge between state, regional and 
local planning. Unashamedly though, 
the LSPS seeks to grow the aspirations 
of our community consistent with 
our Community Plan. The LSPS 
methodology derived from DPHI’s 
Guidelines is illustrated in Figure 2.


Purpose of this  
Local Strategic  
Planning Statement
The LSPS creates the strategic land 
use planning vision for the future of 
the region. It provides a framework 
for future land use planning decisions 
and the management of growth in 
our region based on our economic, 
social and environmental needs as 
our community grows towards a 
population of 40,000 which we expect 
around 2043. It demonstrates an 
understanding of the changes that will 
shape Armidale region’s future, so that 
Council and the community can create 
a shared future that we can all embrace.


This plan builds on the community’s 
aspirations expressed in the  
Advancing Our Region Community 
Plan 2022-2032. It also delivers on 
the NSW Government’s New England 
North West Regional Plan 2041  
(the Regional Plan), as well as other 
Council and NSW Government 
planning priorities for the region. 


The LSPS sets clear priorities for the 
jobs, homes, services and community 
infrastructure that the region will 
require as our community grows. 


This document also outlines the work 
that will need to be undertaken over the 
coming years to deliver on our vision.


Administrative 
This Local Strategic Planning 
Statement (LSPS) has been prepared 
in accordance with section 3.9 of 
the Environmental Planning and 
Assessment Act 1979 (the EP&A Act) 
and will be used by Armidale  
Regional Council in land use  
planning decision making.


This LSPS replaces the Armidale 
Regional Local Strategic Planning 
Statement that was adopted by 
Council in October 2020.


The purpose of this plan is to:


1 Provide a vision for how future 
growth and change will be 
managed


2 Implement the New England 
North West Regional Plan 2041


3 Indentify the values of our region 
to be enhanced and protected


4 Support and grow our jobs of the 
future


5 Recognise, support and celebrate 
our unique New England Highland 
identity


About the plan
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Figure 2 Project methodology (based on DPHI LSPS Guidelines)
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How to read this Local 
Strategic Planning 
Statement
The LSPS has been structured to 
answer four key strategic questions 
(refer to Figure 3). 


• Where are we now?


• Where do we want to be?


• What are the gaps?


• How do we get there?


Figure 3 outlines which sections of 
this document answer these key 
questions, noting that this LSPS and 
subordinate strategies (like the Local 
Housing Strategy) provide the delivery 
frameworks for our vision.


Figure 3 Structure of this Local Strategic Planning Statement under four strategic questions
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1.1 Our region
The Armidale region (the region) is 
located in the Northern Tablelands of 
NSW and covers an area of 7,807km2. 
It is situated approximately halfway 
between Sydney and Brisbane on the 
New England Highway and is the only 
sub-alpine community of scale (above 
1,000m AHD) in Australia. This is 
important because we have Australia’s 
best climate and excellent year-round 
solar exposure for our major controlled 
environment horticultural industries.


Our region includes the Armidale 
city, Guyra township and a network 
of villages including Ben Lomond, 
Black Mountain, Ebor, Hillgrove and 
Wollomombi. 


The region is predominantly rural 
with highly productive agriculture 
land, used largely for sheep and cattle 
grazing, supported by fruit growing 
and viticulture. Approximately 84% of 
the Armidale region is used for primary 
production purposes.


The Armidale region is also well 
known for its natural beauty and 
extensive National Parks, State Forests 
and nature reserves including world 
heritage Gondwana rainforests.


The area is home to a wide range of 
sub-alpine adventure and tourism 
offerings that cater for all members 
of the community, including mountain 
biking, fishing, hiking and more.


Figure 4 Armidale region strategic context
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1.2 Our city
Armidale city prides itself as the 
regional centre for the New England 
tablelands.


Our city is a tapestry of classic 
European architecture and mature 
tree-lined avenues which define our 
character and identity. 


Tourists and residents alike experience 
a ‘living museum’ where they can 
comfortably walk the streets of our 
town and admire our old world charm 
which meets with modern convenience 
and amenity.


The city centre and the Dumaresq 
Creek Parklands are the beating heart 
of our city – connecting the areas 
where we live, work and play. As our 
region grows, our city centre will 
create unique, diverse and promising 
opportunities for the future, without 
losing the character and sophistication 
of traditional Armidale.


Our city showcases cafes and 
restaurants which offer a variety of 
locally produced food and beverages, 
including farm to plate. When visitors 
arrive, and residents return, everyone 
feels welcome and at home.


Jesse Street
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1.3 Guyra and our villages
Guyra and our villages will also play an 
important role in sustaining housing 
supply and contributing to our vibrant 
rural and village lifestyles. While 
we intend to maintain the existing 
residential footprints of these areas, 
reduced minimum lot size provisions 
will support natural incremental 
growth, as and when needed, focused 
around the township or village centre. 
Guyra, in particular, will play a key role 
in providing housing for our growing 
horticulture industry in this area. Our 
intention is for Guyra and our villages 
to be self sustainable on one hand and 
maintain strong connections back to 
Armidale on the other hand to support 
the diverse needs of our residents and 
local businesses.


Guyra 


The charming country town of Guyra 
is located 1330m above sea level on 
the Northern Tablelands of the Great 
Dividing Range. Home of the Lamb and 
Potato Festival, pristine streams and 
protected wetlands, Guyra is a one-
stop location for outdoor adventure 
and nature activities, as well as a 
heritage lined main street. 


There’s a range of places to stay, from 
pretty campsites, caravan parks and 
riverside cabins to comfy motels, bed 
and breakfasts and farmstays. 


The surrounding farmlands are 
renowned for producing some of 


Australia’s finest beef and lamb, along 
with premium potatoes and vine-
ripened glasshouse tomatoes. There 
are plenty of cafes, restaurants and 
country pubs where you can sample 
local produce.


Wollomombi 


Wollomombi is a unique little village 
with a rich history located between 
the Wollomombi and Chandler rivers. 
Whilst the village has changed from 
a flourishing settlement to serve 
the needs of the district to a quiet 
residential village, The Wollomombi 
Store is the perfect base to set up 
camp, to explore the magnificent 
Wollomombi Gorge located a short five 
minute drive away. 


The Wollomombi Gorge (a World 
Heritage Area), the deepest in 
NSW, contains two waterfalls – the 
Wollomombi Falls of 220 m (highest in 
NSW) and the nearby Chandler Falls. 
The name Wollomombi, and its various 
spellings, is derived from the Aboriginal 
words for meeting of the waters. 


Ebor


Ebor is a picturesque village located 
midway between Armidale and the 
Coffs Coast surrounded by areas 
of spectacular beauty. Located five 
minutes’ drive from the village, Ebor 
Falls offers spectacular waterfall views, 
scenic lookouts and a picnic area. Easily 
one of the most beautiful waterfalls in 
Australia, Ebor Falls cascade over 100 


metres down tiered columns of graphite 
coloured rock, with spectacular views 
down the Guy Fawkes River National 
Park. The Gumbaynggirr people 
traditionally called Ebor Falls ‘Martiam’, 
which means ‘the great falls’. Ebor 
provides the perfect base to explore 
the New England and Cathedral Rock 
National Parks. 


Black Mountain


Black Mountain is a small village located 
just on the western side of the Great 
Dividing Range at an elevation of 1300m 
above sea level. It is surrounded by lush 
rolling countryside which supports a 
thriving agricultural community.


The village has a small population of 
residents but has grown in the past 
years with recent subdivisions taking 
place around the village centre.


The village boasts a small community 
recreation ground with tennis courts, a 
small primary school, a Baptist Church, 
a cemetery and a former railway station 
complex, including the station and 
platform and the former gatekeepers 
cottage. All of these sites are heritage 
listed and represent the history of the 
development of Black Mountain.


The former railway station is now 
a museum and is the base for a 
heritage walk around the village where 
visitors can learn about the history 
and development of this unique little 
community.


Hillgrove 


Hillgrove was established in 1884 
and grew rapidly during the 1880s 
and 1890s due to expanded mining 
activities after rail transport from 
Sydney to Armidale enabled heavy 
machinery to be brought to the district. 
Hillgrove, east of Armidale sits on the 
edge of the regions famous gorge 
country, with the edge of the town 
situated on the edge of the Metz gorge. 
At its peak in about 1898, Hillgrove 
boasted six hotels, four churches, 
two schools, several banks, a School 
of Arts, a hospital, a stock exchange, 
a courthouse, a police station and a 
cordial factory. By the 1920s, most of 
the village’s buildings were dismantled 
and relocated to Armidale and 
other centres. As such, Hillgrove is a 
fascinating “town” with lots of signs 
that hint at a more prosperous time.


Ben Lomond 


Ben Lomond, sits half way between 
Guyra and Glen Innes in the northern 
area of our Region. Known for its  
snow falls in winter and magnificent 
scenery, Ben Lomond is surrounded by 
pastures and rolling hills that produce 
some of the best beef cattle and lambs 
in the region.


Heritage at heights, Ben Lomond  
has the highest railway station in  
the southern hemisphere with the 
heritage listed Ben Lomond railway 
station at 1,363m. 
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1.4 Our growth  
and prosperity
In 2021, the region had a population 
of 29,300 people. From 2001-2021 the 
region experienced marginal growth 
of 1,426 people. The DPHI population 
projections, forecast continued 
marginal growth with an increase of 
2,000 people and 1,000 jobs by 2041.


In contrast, council has adopted an 
ambitious economic growth target, in 
line with the community sentiment for 
growth, highlighted in the Community 
Plan. 


Councils growth target is to attract 
4,000 new jobs, (2,225 direct and 1,525 
indirect) generated by horticulture 
precincts in Guyra and Armidale, as well 
as building on existing industries, of 
education, health, arts and agriculture. 
This number of jobs will increase the 
population by 10,000.


Advancing our Region: Toward 50,000, 
takes a proactive approach to planning 
for the long term. Whilst it’ll take more 
then 20 years to reach this target, 
planning for the long term will allow us 
to properly consider whats valuable. 


Where we are now Where we want to be


Figure 5 Future growth
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1.5 Our opportunities  
and challenges
Our region is blessed with opportunities. 


We offer an amazing rural, inner-urban 
and outdoor lifestyle for our residents 
with 86% of our houses being within 
400m of public open space in the  
form of parks and sports fields, 
while 95% of our local government 
area supports rural production and 
biodiversity purposes.


Our climate and altitude are the best 
in Australia to support an expansion 
of controlled environment horticulture, 
and our airport is well located to be an 
emergency response and resilience hub 
for northern NSW. Our deep university 
roots set the foundation for facilitating 
new innovation and technology in our 
region, and beyond.


We are rich in cultural heritage and 
diversity. Our natural environment and 
rural landscapes offer an un-tapped, 
premier destination for adventure 
tourism and eco-tourism. 


As the government embarks on its 
renewable energy program, we are 
at the heart of Australia’s largest 
renewable energy zone. While this will 
support new, green energy related 
industries and investment, it will also 
place pressure on our farms and will 
need to delicately co-exist with our 
prime agricultural land.


It will also place pressure on our 
housing during the construction phases 
of these large scale projects. This has 
already been seen with numerous 
projects placing demand on our rental 
housing stock and on our hotels and 
motels which have hosted workers at 
the detriment of our ability to host 
tourists and large scale events.


Our population has been stagnant for 
the last 20 years with a 0.2% annual 
growth rate. Our once bustling city 
centre is tired and requires new life and 
vibrancy. Like many other Australian 
towns and cities, we are also faced with 
an aging population which we must 
support with care, whilst supporting 
the growth of younger families. 
Since 2018 we have also welcomed a 
significant number of refugees into our 
community, diversifying our community 
and also requiring appropriate services 
to support their resettlement and new 
life in Australia.


It is these opportunities and challenges 
which have shaped our Vision and our 
aspirations moving forward. As we 
strive towards meeting our economic 
and jobs growth target, we will be faced 
with other challenges – but our plan 
seeks to address these with the support 
of the state and commonwealth 
governments; in recognition of the 
support that our community is making 
to the achievement of Australia’s future 
green energy requirements and low 
carbon future. 


At the forefront of our future 
challenges is water security and 
maintaining our quality of life. We will 
also need to consider the locations for 
new housing and employment, and to 
mitigate unplanned urban sprawl.


Our community has requested 
improved shopping, employment and 
business opportunities within our 
region. Revitalising our city centre to 
re-establish a functioning high street 
will not only be good for investment 
and commerce, but also for our 
cultural, art and community activities.


Ensuring our long-standing aged 
community members have the ability 
to age in place with dignity is in 
keeping with our values.


Since 2018 we have also welcomed a significant number of 
refugees into our community, diversifying our community 
and also requiring appropriate services to support their 
resettlement and new life in Australia.


Finally, we must improve the air quality 
within the Armidale city during the 
winter months. At present, as a result 
of woodfire heater use and topography, 
the air quality of the Armidale city is 
the worst in Australia during the winter 
months. As our community grows and 
innovation and technology advance, we 
must work together as a community to 
address the issue. 
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1.6 Our community
Our region had 12,950 dwellings in  
2021 with an average household size 
of 2.26 people. Armidale city caters for 
most of our homes (82%), while Guyra 
provides 7% and our villages/rural areas 
provide 11% of our housing.


Most of our housing is in the form of 
detached dwellings (83%), while only 
1% of our dwellings were apartments 
(and only in Armidale city). 


To facilitate our 2043 jobs growth 
target, we will need to provide an 
additional 4,400 dwellings to house 
our new residents and their families. 
When taking a longer-term approach – 
our Toward 50,000 horizon will require 
a further 8,800 dwellings. 


Our housing targets are intended to 
be accommodated through a range 
of measures including reduced lot 
sizes in our existing residential zoned 
areas, and an additional 179ha of non-
residential zoned land being converted 
for residential purposes. 


As Armidale city grows, we see 
infill housing playing an important 
long-term role in meeting our 
Toward 50,000 planning horizon, 
acknowledging that market conditions 
and feasibility may not enable 
significant infill housing in the short to 
medium term. In reducing minimum lot 
sizes, we can maintain our rural lifestyle 
and landscape, provide infrastructure 
efficiently and reduce the need for 
unnecessary urban sprawl.


Figure 6 Community snapshot
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and the amplification of changes 
associated with the ‘new norm’ present 
opportunities for improved lifestyle, 
work-life balance without the confines 
of major metropolitan centres.  


With the increased volatility around 
a changing climate, agriculture in 
Australia is already being impacted.  
Agribusinesses into the future will have 
to adapt to extreme weather events, 
less predictable seasons, and hotter, 
drier conditions. As climate impacts 
worsen, further changes in farming 
practices, including locational decisions 
will be imperative to manage Australia’s 
food security needs. Further, given 
the exponential advances in digital 
technology, automation and food 
genetics, food production systems and 
supply chains will need to be more 
agile and interconnected. 


Collectively, the Armidale region 
and the broader New England are 
well positioned to not only be the 
leading renewable engine of Australia, 
but also to ensure that our future 
agribusiness and food systems can 
be more resilient to climate shocks.  
Embracing technological change, and 
a commitment to the environment 
and sustainability, Armidale region 
provides a destination of choice for 
a growing number of residents both 
returning and new, and a new wave 
of agricultural jobs of the 21st century 
in our dedicated major controlled 
environment horticultural precincts in 
Armidale and Guyra.


1.7 Planning policy 
overview
1.7.1 Global trends


Over time, the global environment in 
NSW and the New England region 
has radically changed. A confluence 
of global megatrends has, and 
continues to, prompt structural shifts 
in many industries with a heightened 
scrutiny around the climate and 
resource efficiency. Coupled with an 
increasing change in our demographic 
profiles and an increasing demand for 
healthcare, our communities are in the 
midst of transformation.  


At the same time, Australia’s long-term 
obsession with urbanisation, particularly 
to our major cities reversed during 
the recent COVID-19 pandemic with 
a shift in migration patterns between 
capital cities and regional areas across 
Australia. While our region has been 
largely dormant in terms of growth over 
the last 20 years or so, this disruption, 
and the associated disruptions to 
globalisation during the same period 
has raised the possibility of longer-term 
shifts which will benefit regional areas, 
particularly in locations with excellent 
services, amenity, lifestyle, education, 
jobs and housing affordability, such as 
the Armidale region.


Advances in technology have also 
meant that jobs which would otherwise 
have been the domain of capital 
cities, can be filled anywhere. The 
future of work has arrived faster, 


1.0 Strategic context  
and planning policy


23Local Strategic Planning Statement


return to Contents







Armidale Local Strategic 
Planning Statement


National and 
State policies


New England North 
West Regional Plan 2041


Armidale Local 
Strategies


Local  
Environmental Plan


Development 
Control Plan


Development 
Assessment & 
Approvals


Advancing Our Region 
Community Plan 2022-2032


1.7.2 Planning Policy Alignment


The Local Strategic Planning Statement 
has been developed to align with 
Council’s Community Plan 2022-2032, 
as well as the New England North  
West Regional Plan 2041 and 
the United Nation’s Sustainable 
Development Goals. 


The Local Strategic Planning Statement 
also sets out the overarching planning 
priorities and actions which will inform 
the development of topic specific 
strategies (such as the Local Housing 
Strategy), amendments to the Armidale 
Regional Local Environmental Plan 
2012 and Development Control Plan 
as well as development assessment 
decisions. Figure 7 sets out how the 
Local Strategic Planning Statement 
aligns these cascading local planning 
instruments, as well as with broader 
NSW government plans and Council’s 
Community Plan 2022-2032.


Figure 7 Planning policy alignment


1.0 Strategic context  
and planning policy


24 Local Strategic Planning Statement


return to Contents







1.7.3 New England North West 
Regional Plan 2041


This LSPS has been developed in 
alignment to the New England North 
West Regional Plan 2041, ensuring a 
clear line of sight between regional 
planning and local delivery.


In particular, this LSPS builds on, 
and supports the aspirations of the 
Regional Plan through:


New England 
North West 
Regional Plan 
2041


Planning and Environment


Growth, change and 
opportunity


Objective 1 Coordinate land use planning for future growth, community need and regional 
economic development


Productive and 
innovative


Objective 2 Protect the viability and integrity of rural land  
Objective 3 Expand agribusiness and  food processing sectors  
Objective 4 Responsibly manage mineral resources
Objective 5 Enhance the diversity and strength of Central Business Districts and town centres
Objective 6 Coordinate the supply of well-located employment land
Objective 7 Support a diverse visitor economy


Sustainable and  
resilient


Objective 8 Adapt to climate change and natural hazards and increase climate resilience   
Objective 9 Lead renewable energy technology and investment  
Objective 10 Support a circular economy  
Objective 11 Sustainably manage and conserve water resources   
Objective 12 Protect regional biodiversity and areas of High Environmental Value


Housing and place Objective 13 Provide well located housing options to meet demand  
Objective 14 Provide more affordable and low cost housing
Objective 15 Understand, respect and integrate Aboriginal culture and heritage
Objective 16 Support the aspirations of Aboriginal people and communities in  local planning
Objective 17 Celebrate local character
Objective 18 Public spaces and green infrastructure support
Objective 19 Connected, inclusive and healthy communities


Connected and 
accessible


Objective 20 Leverage new and upgraded infrastructure
Objective 21 Improve state and regional freight connectivity 
Objective 22 Improve active and public transport networks 
Objective 23 Utilise emerging transport technology
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Council’s priorities as set in the Regional Plan for the LGA are:


1


Deliver a variety of housing options  
in Armidale and promote development 
that contributes to the unique 
character of Ben Lomond, Black 
Mountain, Guyra, Ebor, Hillgrove, 
Llangothlin and Wollomombi


2


Foster the growth of knowledge-
based services, high-order education 
services and health-related industries 
in Armidale CBD and around the 
Armidale Rural Referral Hospital and 
University of New England 


3


Armidale Regional Airport as an 
opportunity for year-round tourism and 
a hub for state emergency services


4


Upgrade the airport to ensure full 
functionality for the RFS feet 


5


Support the development of 
employment lands such as the Airport 
Business Park and Acacia Park


6


Using NBN fibre to the premises to 
grow businesses


7


Support the sustainable and effective 
management of water resources to 
enable drought-proofing 


8


Encourage diversification in 
agriculture, horticulture and 
agribusiness to grow these sectors and 
harness domestic and international 
opportunities 


9


Support the New England Regional 
Arts Museum and other arts 
organisations to position the LGA as a 
recognised arts and cultural centre in 
regional Australia 


10


Implement place-based planning 
principles to build more liveable 
communities for residents 


11


Leverage the REZ and to identify 
and promote wind, solar and other 
renewable energy production 
opportunities 


12


Acknowledge and support new and 
emerging opportunities presented in 
the nationally significant glasshouse 
industry which will continue to grow 
and evolve in our region.
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The LSPS also considers the four key settlement planning principles under the New England North West Regional Plan 2041, being:


1 Identify growth needs 
and opportunities


Key settlement pattern principle How the LSPS addresses the principal


The LSPS reflects the aspirational planned growth scenario adopted by Council in 2022. This resolution sets a target 
of 4,000 jobs to be created over the next 20 years which would lead to a population growth of 10,000 people, 
taking the population of the LGA towards 40,000 people. 


Opportunities for growing jobs have been identified through industries that are now establishing themselves in our 
region, including controlled environment horticulture and renewable energy and manufacturing. 


Growing jobs and attracting new industries brings opportunities for the Armidale region to bolster its infrastructure 
and quality of life. Ensuring the growth of the region reflects the already high quality of life is an important element 
that is embedded throughout the LSPS. 


2 Identify and direct 
suitable land for 
planned growth


With population over the next 20 years rising by 10,000 people, demand for housing is projected to rise by about 
4,400 dwellings.


This LSPS identifies suitable greenfield areas and in-fill potential within existing largely established areas. Around 
4,400 dwellings will need to be accommodated within Armidale and Guyra via a mixture of greenfield and infill 
development in Armidale, and predominantly in-fill in Guyra and the villages.


3 Determine the 
required structure for 
development


The LSPS has investigated how the required greenfield growth areas may be serviced. At the forefront of our 
strategy is ensuring that development is located adjacent to existing developed areas to ensure that integration 
opportunities are fully realised.


Walking and cyclability has been carefully considered and has been conceptually designed into growth areas so 
that active linkages will be unlocked through new development. Furthermore, proximity to open space has been 
identified as a key component of any new development so that all dwellings are located within 400m of any public 
open space.


4 Encourage locally 
responsive, sustainable 
design


The growth areas have been informed by detailed investigation of the local features within and around existing 
developed areas. Our initial investigation areas have avoided constrained areas and where growth or infill areas have 
been identified the character of the area has been used to inform the future development pattern and streetscape 
appeal. This includes where infill development will occur within established character areas of Armidale, Guyra and 
our Villages. Where heritage buildings and tree lined streets have been established these characteristics will be 
enhanced with any new development.
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Figure 8 Structure Plan – New England North West Regional Plan 2041
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Figure 9 Vision alignment
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1.8 Armidale region’s Local Strategic 
Planning Vision
The Local Strategic Planning Statement is 
aligned to, and a logical spatial expansion of, the 
Community Vision (and associated goals) set out 
under Council’s Community Plan 2022-2032.


The Community Plan 2022-2032 is supported by the 
following six themes:


1. Thriving Region


2. Connected Region


3. Future Region


4. Liveable Region


5. Enriched Region and


6. Strong Region.


During October and November 2021, Armidale 
Regional Council undertook an extensive  
community consultation process, asking the 
community about what they want to see for their 
region in 2032, what they love about their region 
and what needs to be improved.


Engagement activities included a dedicated website 
‘Shape your Region’, events including 12 Listening 
Posts around the region, a postcard survey sent to 
all households, a phone survey, online surveys, a 
budgeting tool activity, and a school-based  
postcard activity.


More than 1,800 contributions were received.  
A summary of the results was developed and 
released to the public in February 2022 and this 
data has been used to develop the Community Plan, 
which in turn has been used to guide this LSPS.


Figure 10 The six key themes of Council’s Community Plan 2022-2032
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United Nations – Sustainable 
Development Goals


In September 2015, 193 countries 
committed to the United Nations 
Sustainable Development Goals 
(SDGs). These goals provide a global 
roadmap for all countries to work 
towards a better world for current and 
future generations.


This LSPS supports the advancement 
of the SDGs in the Armidale region.   
Armidale@50,000 and our ongoing 
engagement with the community 
shape our localisation of the goals.  
The interconnectedness and integration 
of actions towards the SDG targets 
has influenced the development of 
visions, priorities and actions in this 
LSPS. While all 17 of the SDGs are 
equally important, this LSPS focuses its 
alignment to the goals which have the 
most impact in our local communities.


Localising SDGs for Armidale


• We will reduce the impacts of air pollution caused by wood fired heaters during winter months
• We will continue to advocate for improved access to quality and essential health care for all
• We will continue to support the training and development of the health workforce


• We will increase water use efficiency and improve water security for all sectors of the community
• We will implement integrated water resource management including water reuse to support a prosperous and resilient future
• We will protect water related ecosystems, including mountains, forests, wetlands, rivers, aquifers and lakes


• We will support an increase in renewable and clean energy to improve the state energy mix, particularly where it provides a direct 
community dividend


• We will support increased levels of economic productivity through technology and innovation
• We will support and promote development orientated policies and decent job creation, entrepreneurship, creativity and innovation 


and encourage the growth of micro, small and medium sized businesses


• We will develop and advocate for quality, reliable, sustainable and resilient infrastructure, including regionally and nationally 
significant infrastructure to support economic development and human well-being


• We will support upgraded infrastructure and retrofitted industries which increase resource-use efficiency and adoption of clean 
and environmentally sound technologies


• We will ensure access for all to adequate, safe and affordable housing and basic services
• We will enhance inclusive and sustainble urbanisation and capacity for participatory, integrated and sustainable land use planning
• We will protect and safeguard our cultural, indigenous and natural heritage
• We will provide universal access to safe, inclusive and accessible green and public spaces


• We will improve our contribution to national food security through the sustainable management and efficient use of natural resources
• We will substantially reduce waste generation through prevention, reduction, recycling and reuse
• We will support sustainable development and tourism that creates jobs and promotes local culture and products


• We will be a carbon positive community with the New England REZ
• We will strengthen resilience and adaptive capacity to natural disasters in northern NSW
• We will integrate climate change measures into our local planning including supporting state and national initiatives


• We will support the conservation of mountain ecosystems, including their biodiversity, in order to enhance their benefits that are 
essential for sustainable development


• We will integrate ecosystem and biodiversity values into our local planning


• We will promote the rule of law and equal access to justice for all
• We will ensure the decision making is responsive, inclusive, participatory and representative
• We will promote and enforce non-discriminatory laws and policies for sustainable development
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2.0


Strategic  
planning vision


Moran Oval
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Halloween October 2023 Threlfall Walking TrackGuyra Tomato farm


1


Prosperity and growth


Armidale region has a prosperous future and 
diverse economy that supports the creation 
of around 4,000 new jobs over the next 20 
years. Our sustainable regional economy and 
local businesses will be connected to the 
world through our advancements in global 
horticulture, education, innovation and tourism. 


2


Community and place


Armidale, Guyra and our villages are vibrant 
places with strong local heritage and a proud 
first nation’s history. Our diverse community 
welcomes new residents and visitors alike 
to join and celebrate our rich cultural and 
built environments. Armidale and Guyra have 
established themselves as a place of celebration 
and success for businesses and the community.


3


Nature and resilience


Armidale region’s unique geology, landscapes, 
landforms, globally recognised world heritage 
National Parks and nature reserves, mining 
history alongside extensive open space and 
recreational reserves are ideal for the nature-
based visitor. Alongside providing the foundation 
for Australia’s low carbon future and promoting 
sustainable practices in all aspects of city life.


A.1  Our airport


A.2  Our employment land


A.3  Our agriculture and horticulture


A.4  Our vibrant city


A.5  Our water security


A.6  Our tourism


B.1  Our homes


B.2 Our education, research and innovation


B.3 Our indigenous history


B.4 Our architecture and heritage


B.5 Our local artisans and producers


B.6 Our green space


C.1  Our air quality 


C.2 Our biodiversity and national parks


C.3 Our resilience to natural hazards and 
climate change


C.4 Our renewable energy


C.5  Our sustainable region
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Figure 13 Structure plan – Ben Lomond
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Figure 14 Structure plan – Black Mountain


1250


13
50


1350


1300


To Guyra


To New England Hwy


and Malpas Dam 
To


 A
rm


id
al


e


Toms Gully Rd


Black Mountain Rd


Black Mountain R
d


E
ld


er
 L


n


Community
sporting facility
enhancements


Cemetery


Great D
ividing R


an
ge


0 0.3 0.6
km


Village/Large lot development potential


Heritage sites


Village streetscape enhancements


Existing large lot residential


Walking trails


Tree lined streets


Great Dividing Range


Road network


Rail trail (proposed)


Railway station (former)


Contours >1,000m AHD


37


2.0 Strategic planning vision


Local Strategic Planning Statement


return to Contents







Figure 15 Structure plan – Ebor
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Figure 16 Structure plan – Hillgrove
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Figure 17 Structure plan – Llangothlin
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Figure 18 Structure plan – Wollomombi
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3.0


Armidale Regional Airport


Planning priorities  
and implementation
3.1 Planning priorities and implementation
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Each planning priority is supported 
by a rationale and series of actions for 
implementation, which includes the 
intended timing for delivery.


In some cases, actions are also 
supported with mapping which is 
intended to articulate our intentions 
spatially as well as support future 
amendments to the Armidale Regional 
LEP 2012 and/or future planning 
policies (i.e. our Local Housing 
Strategy).


It is acknowledged that some of our 
actions are reliant on the private 
market, investors and collaboration 
and advocacy with state government, 
and therefore we welcome strong 
partnerships with our community, 
local businesses and investors to help 
achieve our Vision.


3.1 Planning priorities  
and implementation
Our Planning Priorities have been 
developed using evidence-based 
analysis and through workshops with 
key stakeholders and local validation of 
data analysis. 


The following pages outline our 
Planning Priorities under three key 
themes:


1


2


3


Prosperity and growth


Community and place


Nature and resilience


Armidale Regional Airport


Implementation timeframes


Short 1-4 years (to 2028)


Medium 4-8 years (to 2032)


Long 8 + (beyond 2032)
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1


Prosperity and growth


The region has a prosperous future and 
diverse economy that supports the creation 
of around 4,000 new jobs over the next 20 
years. Our sustainable regional economy and 
local businesses will be connected to the world 
through our advancements in global horticulture, 
education, innovation and tourism. 


A.1  Our airport 
Armidale Airport is a key regional airport for community 
connectivity, regional resilience and the aviation industry 


A.2  Our employment land 
Our region is an attractive location for new investment, 
business and employment with the creation of 4,000 new 
jobs in the next 20 years and an additional 4,000 jobs beyond 
20 years


A.3  Our agriculture and horticulture 
Our region is a horticulture and agricultural hub


A.4  Our vibrant city centre 
Armidale city centre is a prosperous and fully functioning 
precinct in the heart of our community and region


A.5  Our water security 
Our region has a comprehensive plan for water security which 
supports growth and community resilience


A.6  Our tourism 
Our high country, world UNESCO national parks, built and 
cultural heritage


Planning priorites
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Our airport
Armidale Airport is a key regional airport for 
community connectivity, regional resilience and the 
aviation industry


Our employment land
Our region is an attractive location for new 
investment, business and employment with the 
creation of 4,000 new jobs in the next 20 years and 
an additional 4,000 jobs beyond 20 years


Our agriculture and horticulture
Our region is a horticulture and agriculture hub


A1
PLANNING PRIORITY


The Armidale Regional Airport not only serves our 
community, but it also provides regional connections 
to a catchment of more than 75,000 people across 
the New England high land including Inverell, Glen 
Innes, and Uralla.


As the mid-point between Brisbane and Sydney, 
Armidale’s Regional Airport supports our diverse 
economy including the education, tourism, 
agriculture, sporting and leisure connections. As 
we grow, airport logistics will become increasingly 
important and our airport will have the capacity to 
support new business and investment.


Armidale Regional Airport is also a critical natural 
hazard and resilience response centre providing an 
aerial firefighting base for the New England and 
northern New South Wales more generally.


A2
PLANNING PRIORITY


The supply of employment zoned lands will be 
expanded to attract and retain new investment 
and business as well as support the growth of our 
existing local businesses. Each area will focus on 
complimenting the three engine industries; controlled 
environment horticulture, renewable energy and 
manufacturing. We will leverage off our locational 
advantages and seek to diversify our economic and 
employment base with new and expanding industries 
that provide synergies with other complementary 
sectors.


We will continue to support the existing industries of 
extensive agriculture and education as global trends 
change the landscape of both. 


A3
PLANNING PRIORITY


Agriculture is and always has been an engine industry 
for the region and our community. As agriculture and 
food innovation advances our region has the ability to 
be at the forefront of this transition. 


Leveraging off our competitive advantage of a cool 
climate, year round solar exposure and water security, 
the region will seek to become Australia’s premier 
protected horticulture region to support sustainable 
food production and drive jobs growth. 


Growth in the engine industry of controlled 
environment horticulture, will be supported by 
innovation in agriculture as demonstrated by UNE 
Smart Region Incubator which encourages innovation. 


Rationale
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Our vibrant city
Armidale city centre is a prosperous and fully 
functioning precinct in the heart of our community 
and region


Our water security
Our region has a comprehensive plan for water 
security which supports growth and community 
resilience 


Our tourism
Our high country, world UNESCO national parks, 
built and cultural heritage


A4
PLANNING PRIORITY


For many years Armidale City Centre was a thriving 
retail and business precinct, supporting local 
residents, rural residents and the broader New 
England. Between 2002 and 2007 the addition of 
two ‘big box’ shopping centres as well as periphery 
supermarkets has had a detrimental impact on the 
Beardy Street Mall and its role as a main street.


We are committed to re-activating our city centre 
as an activity centre which preserves our heritage, 
creates contemporary urban spaces and serves the 
region.


Our city centre will reinvigorate Beardy Street as a 
high-street, while overlooking the Dumaresq Creek 
parklands – our green spine. Local speciality stores 
will be supported to return to the main street. 


During the day employees and visitors will fill the 
streets for business, enjoyment, meetings, lunch and 
shopping. In the evenings the mall will be alive with 
local music, restaurants showcasing local cuisine and 
arts and culture. On the weekends the main street 
will become a local market for food, produce, crafts 
and local artisanal products and a hive of activity for 
residents and visitors to our region. 


A5
PLANNING PRIORITY


Water security is the most critical element to support 
our region’s current and future sustainability. Without 
water security, our region will be unable to meet its 
current long term needs or attract future investment 
and growth.


The government’s investment in increasing the 
capacity of Malpas Dam, by raising the dam by 6.5m, 
is the first step in achieving long term water security 
for the region. Further investments in a pipeline 
transferring water from the Oaky dam catchment is 
needed along with long term initiatives in pumped 
hydro or similar. Together, these investments will 
increase the secure water supply in the Armidale 
region from 2,430 Megalitres per annum (MLpa) to 
around 8,000 MLpa. 


This additional secure water will support the current 
and long-term sustainable growth aspirations of the 
region.


Future investment by government in these long-term 
water security initiatives is an important contribution 
recognising the role that the New England is playing 
in supporting Australia’s future renewable energy and 
carbon offset targets.


A6
PLANNING PRIORITY


Our region has unlimited and untapped potential 
to diversify our local economy through enhancing 
destination management, planning and promotion to 
build on and grow our visitor economy.


There is opportunity to leverage our range of natural 
endowments, through increasing and diversifying 
wilderness and adventure tourism, our distinct 
seasons, cultural diversity, museums, art centres, 
mining heritage and villages to attract visitors, 
conferences and events. 


We will support the growth of our existing events 
that attract visitors locally and nationally, whether 
this be for music, arts or sporting by advocating 
for additional event venues, facilities, funding and 
connections.


Our tourism offerings are supported by local culinary 
experiences including farm to plate dining and a 
range of accommodation options including city 
centre, farmhouse rural and eco-nature retreats.


Rationale
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Action Timing


A1.1 Position Armidale Regional Airport as a ‘regional hub airport’ for the New England North West Medium/Long


A1.2  Ensure that Armidale Regional Airport is an emergency response hub for Northern NSW Short/Medium


A1.3 Attract aviation and tourism related industries Short


A1.4 Manage the current and future land use implications of Armidale Regional Airport operations Short


A1
PLANNING PRIORITY


Our airport


Armidale Airport is a 
key regional airport for 
community connectivity, 
regional resilience and 
the aviation industry 
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A2
PLANNING PRIORITY


Our employment land


Our region is an 
attractive location for 
new investment, business 
and employment with 
the creation of 4,000 
new jobs in the next 20 
years and an additional 
4,000 jobs beyond 20 
years


Figure 20 Growth, jobs and horticulture
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A3
PLANNING PRIORITY


Our agriculture and 
horticulture


Our region is a 
horticultural and 
agricultural hub 


Figure 21 Horticulture


Action Timing


A3.1 Establish protected horticulture precincts in Armidale and Guyra Short/Medium


A3.2  Support the evolution of extensive agriculture Short
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A4
PLANNING PRIORITY


Our vibrant city


Armidale city centre is 
a prosperous and fully 
functioning precinct 
and the heart of our 
community and region


Figure 22 Armidale city centre
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A5
PLANNING PRIORITY


Our water security


Our region has a 
comprehensive plan for 
water security which 
supports growth and 
community resilience 


Figure 23 Water security


Action Timing


A5.1 Seek government investment for capital works to deliver the regional water security package Short/Medium/
Long
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A6
PLANNING PRIORITY


Our tourism


Our high country, world 
UNESCO national 
parks, built and cultural 
heritage


Action Timing


A6.1 Deliver a Destination Management Plan to leverage our natural and built environment to grow the visitor 
economy Short


A6.2  Support the growth and diversity of events in the region Short


A6.3 Establish event venues that can attract and support large scale events Short/Medium


A6.4 Make our region a destination that is renowned for its sporting and recreation facilities Short/Medium/
Long


A6.5 Partner with NSW National Parks & Wildlife Services to provide and upgrade facilities to reflect the unique 
world class natural assets found throughout the region Short/Medium


A6.6 Promote agritourism opportunities Short


A6.7 Seek government funding to deliver the New England Rail Trail Short


A6.8 Develop Malpas Dam as a water sports, training and recreation precinct Short


A6.9 Support the growth of artisanal manufacturing within the region providing distinctive locally produced 
products


A6.10 Explore additional tourism opportunities to promote the existing rail corridor including historical train  
and dining experiences


A6.11 Explore opportunities to expand trails to take advantage of natural assests such as Dumaresq Dam and  
Mother of Ducks Lagoon
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A6
PLANNING PRIORITY


Our tourism


Our high country, world 
UNESCO national 
parks, built and cultural 
heritage


Figure 24 Tourism
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2


Community and place


Armidale, Guyra and our villages are vibrant 
places with strong local heritage and a proud first 
nation’s history. Our diverse community welcomes 
new residents and visitors alike to join and 
celebrate our rich cultural and built environments. 
Armidale and Guyra have established themselves 
as a place of celebration and success for 
businesses and the community.


B.1  Our homes 
Our region is a home for all, offering diverse, high-quality, 
sustainable and well designed homes for existing and new 
residents while retaining our New England character, heritage 
and tree lined streets


B.2 Our education, research and innovation 
Armidale is a contemporary and vibrant city with foundations 
in education and supported by research, innovation and 
advanced technology


B.3 Our indigenous history and heritage 
Our region embraces our First Nation’s history and heritage 
which continues to shape the future of our region


B.4 Our architecture and heritage 
Our region celebrates our rich and diverse community 
tapestry which is evident through both our built heritage and 
our cultural and community events


B.5 Our local artisans and producers 
Our region boasts a community of local artisans and 
producers that are supported and encouraged to showcase 
local produce, food, arts, crafts and music


B.6 Our green space 
Our region is an equitable region which supports the 
wellbeing of our community


Planning priorites
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Our homes
Our region is a home for all, offering diverse, high-
quality, sustainable and well designed homes for 
existing and new residents while retaining our New 
England character, heritage and tree lined streets


Our education, research and innovation
Armidale is a contemporary and vibrant city 
with foundations in education and supported by 
research, innovation and advanced technology


Our indigenous history and heritage
Our region embraces our First Nation’s history and 
heritage which continues to shape the future of our 
region


B1
PLANNING PRIORITY


As our population grows, future housing will need 
to respond to the needs of our community, be 
appropriately located, preserve the character of 
the area, respond to environmental constraints and 
climate change risk. 


Housing across the region is predominately single 
storey detached development with limited diversity to 
meet the needs of our diverse community. 


As we grow, housing across the region will need to 
cater for smaller households, support aging in place, 
provide low cost housing options, increase densities 
where appropriate through secondary dwellings and 
dual occupancies. In the CBD of Armidale mixed use 
developments providing residential accommodation 
will be encouraged, as well as in Guyra where 
appropriate. 


Master planning the residnetial growth areas will 
encourage a diversity in housing types and aim to 
provide dual occupancies and secondary dwellings as 
new developments. This holistic approach will allow 
us to maintain our character and livability.


B2
PLANNING PRIORITY


Education is core to our regions heritage and our 
future. Each year UNE attracts students from around 
Australia and the world, however as technology 
advances and learning platfroms change, on campus 
enrolments have declined. We seek to support UNE 
in reattracting students and educators to increase on 
campus enrollments


There is also opportunity to further develop existing 
health and knowledge facilities in the region, with 
the creation of a health and knowledge precinct 
that leverages off existing partnerships and seeks to 
increase services for the growing community. It also 
offers the opportunity to strengthen research and 
innovation industries, and opportunities to attract 
specialist and retain medical professionals. 


B3
PLANNING PRIORITY


Our region’s culture and heritage is a tapestry of 
Aboriginal origins. The stories of our First Nations 
people are woven into the fabric of the region history 
and their resilience and connection to the land 
continues to shape the region today.


We have learnt, and continue to learn, from our past 
through the preservation and restoration of significant 
First Nation’s cultural heritage sites.


Importantly, we rediscover lost heritage and stories of 
our aboriginal elders through engagement, ongoing 
participation in ancient traditions and activities, 
appropriate treatment of significant aboriginal sites 
and education.


Rationale
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Our architecture and heritage
Our region celebrates our rich and diverse 
community tapestry which is evident through both 
our built heritage and cultural and community 
events


Our local artisans and producers
Our region boasts a community of local artisans and 
producers that are supported and encouraged to 
showcase local produce, food, arts, crafts and music


Our green space
Our region is an equitable region which supports 
the wellbeing of our community


B4
PLANNING PRIORITY


Our region’s culture and heritage is a tapestry of 
aboriginal origins, New England colonisation and 
architecture and rural lifestyles and livelihoods. Each 
is unique and creates a diverse and promising future.


Our New England architecture is protected to ensure 
Armidale remains uniquely Armidale into the future. 
Tourists and residents alike experience a ‘living 
museum’ where every day they have the ability 
to walk our streets and admire the beauty of our 
heritage sites, as our streets and buildings take on 
new life and adapt to the present day and our future.


Our rural roots shape our agricultural future, 
leading the way in agricultural research, technology, 
innovation and improved practices.


Our community embraces diversity. As we welcome 
new members and cultures to our community we 
have the facilities – whether indoors or outdoors – to 
host cultural events which fulfil the cultural needs, 
education and vibrancy of our community.


B5
PLANNING PRIORITY


Our community consists of a diverse array of talent 
from food production to food processing, leather 
work, crafts, fashion, music, art and homewares which 
are showcased at local markets, stores and pop shops 
throughout region. 


As a region we will provide a platform for all creative 
and production talent to operate, be showcased and 
be branded. We will support artisans through a review 
of relevant planning controls. 


Developing our year round calendar of events can 
support local artisans and showcase local talent. 
The arts community will be supported through the 
development of an arts precinct around the existing 
NERAM and the development of future events spaces 
and venues. 


B6
PLANNING PRIORITY


A key part of our community wellbeing and 
vibrancy are our formal and natural public open 
spaces, our sports fields, tree lined streets and leafy 
neighbourhoods. As our population grows and our 
economy diversifies we are committed to ensuring 
our access to public open space is maintained, 
enhanced and certainly not eroded.


Our commitment to the community is to meet the UN 
Habitat’s public open space KPI – which recommends 
95% residents should be within walking distance of 
public open space.


Rationale
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B1
PLANNING PRIORITY


Our homes


Our region is a home 
for all, offering diverse, 
high-quality, sustainable 
and well designed homes 
for existing and new 
residents while retaining 
our New England 
character, heritage and 
tree lined streets


Figure 25 Residential – Armidale
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B1
PLANNING PRIORITY


Our homes


Our region is a home 
for all, offering diverse, 
high-quality, sustainable 
and well designed homes 
for existing and new 
residents while retaining 
our New England 
character, heritage and 
tree lined streets


Figure 26 Residential – Guyra
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B1
PLANNING PRIORITY


Our homes


Our region is a home 
for all, offering diverse, 
high-quality, sustainable 
and well designed homes 
for existing and new 
residents while retaining 
our New England 
character, heritage and 
tree lined streets


Action Timing


B1.7 Ensure affordable social and retirement housing is provided within our urban areas Short/Medium


B1.8 Develop village masterplans to encourage appropriate village growth Short/Medium


B1.9 Ensure the necessary infrastructure is available to activate housing Short


B1.10 Ensure LEP zonings reflect land use capabilities and constraints Short


B1.11 Work with UNE to unlock housing opportunities and promote integration between the university campus and 
the Armidale city


Short/Medium
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B2
PLANNING PRIORITY


Our education, research 
and innovation


Armidale is a 
contemporary and 
vibrant city with 
foundations in education 
and supported by 
research, innovation and 
advanced technology


Action Timing


B2.1 Build connections between UNE and Armidale township.


• Encourage the repurposing of underutilised UNE buildings and assets for broader city-wide benefits.
• Progress the redevelopment of underutilised areas of the UNE campus, particularly in well serviced areas 


which have an existing interface with residential neighbourhoods.
• Investigate opportunities to locate public education facilities within UNE land to support identified greenfield 


residential growth areas


Short/Medium
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B2
PLANNING PRIORITY


Our education, research 
and innovation


Armidale is a 
contemporary and 
vibrant city with 
foundations in education 
and supported by 
research, innovation and 
advanced technology


Figure 27 Health and Knowledge Precinct


Action Timing


B2.2 Develop a health and knowledge precinct in Armidale Short/Medium


B2.3 Ensure Armidale retains is status as an Education centre Short/Medium/
Long
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B3
PLANNING PRIORITY


Our indigenous history 
and heritage


Our region embraces our 
First Nation’s history and 
heritage which continues 
to shape the future of 
our region


Action Timing


B3.1 Embrace Our First Nations history and culture.


• In consultation with First Nations peoples, work to create places of interest, tourism, education and reflection
• Work with local First Nations peoples to better understand traditions and how these can be appreciated and 


celebrated through our annual events calendars and education programs
• Collaborate the First Nation’s elders and community to support our biodiversity regeneration and 


regenerative agricultural practices
• Establish effective governance arrangements with our First Nations community with respect to planning, 


development and policy decision making


Short/Medium
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B4
PLANNING PRIORITY


Our architecture  
and heritage


Our region celebrates 
our rich and diverse 
community tapestry 
which is evident through 
both our built heritage 
and cultural and 
community events


Action Timing


B4.1 Preserve and protect our European built heritage assets which provide our unique New England identity Short


Figure 28 Heritage and character – Armidale
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B4
PLANNING PRIORITY


Our architecture  
and heritage


Our region celebrates 
our rich and diverse 
community tapestry 
which is evident through 
both our built heritage 
and cultural and 
community events


Figure 29 Heritage and character – Guyra
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B5
PLANNING PRIORITY


Our local artisans and 
producers


Our region boasts a 
community of local 
artisans and producers 
that are supported and 
encouraged to showcase 
local produce, food, arts, 
crafts and music


Action Timing


B5.1 Enable local artisans and entrepreneurs to build successful and thriving businesses and cultural identities within 
our region.


• Encourage local producers to have outlets in our centres 
• Incentivise specialty producers within the region through planning and financial enablers
• Develop and arts and culture strategy to provide strategic direction and foster partnerships with the regions 


arts and cultural communities
• Review the permissibility of artisan food and drink premises in the LEP to ensure opportunities for local 


artisans


Short


B5.2  Facilitate the development of an arts and culture precinct.


• Develop the Kentucky Street arts and culture precinct via a Masterplan that includes Moran Oval, the 
Aboriginal Keeping Place, NERAM and the Gymnastics centre so that it can host a wide range of large scale 
events


Medium/Long
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B6
PLANNING PRIORITY


Our green space


Our region is an 
equitable region which 
supports the wellbeing 
of our community


Action Timing


B6.1 Connect our homes to open space - 95% of all new homes within 400m of open space Short/Medium/Long


Figure 30 Open space network and connections
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3


Nature and resilience


Armidale region’s unique geology, landscapes, 
landforms, globally recognised world heritage 
National Parks and nature reserves, mining 
history alongside extensive open space and 
recreational reserves are ideal for the nature-
based visitor.  Alongside providing the foundation 
for Australia’s low carbon future and promoting 
sustainable practices in all aspects of city life.


C.1  Our air quality 
Our region is committed to long term improvements to our 
winter air quality


C.2 Our biodiversity and national parks 
Our region cherishes our globally significant world heritage 
natural areas and extensive natural landscapes


C.3 Our resilience to natural hazards and climate change 
Our region is committed to improving its resilience to natural 
hazards and climate change


C.4 Our renewable energy 
Our region is a climate-positive community that supports and 
plays and active role in achieving Australia’s carbon targets


C.5 Our sustainable region 
Our region has a plan for a sustainable future through waste, 
recycling and water efficiency to build resilience


Planning priorites
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Our air quality
Our region is committed to long term improvements 
to our winter air quality.


Our biodiversity and national parks
Our region cherishes our globally significant 
world heritage natural areas and extensive natural 
landscapes.


Our resilience to natural hazards and climate 
change
Our region is committed to improving its resilience 
to natural hazards and climate change.


C1
PLANNING PRIORITY


As our population grows, it is essential that the health 
and wellbeing of our community remains a primary 
consideration for Council. While we live in an area 
with rich environmental and biodiversity values, we 
have the historical challenge of unacceptable air 
quality during winter months.   


In 2019, Armidale was Australia’s most polluted city 
for PM2.5 pollution, exceeding Australia’s standard 
almost threefold with an average concentration  
23 μg/m3. This was followed by Tamworth (15.2 μg/m3) 
and the capital, Canberra air quality (15 μg/m3). 


While this may be partly attributed to the impacts of 
the 2019/2020 black summer’s bushfires, evidence 
also shows a correlation between our winter months 
and our exceedance of air quality standards resulting 
from wood fire heaters. Because Armidale is in a 
valley which is prone to very low temperatures on 
calm clear winter nights, when temperature inversions 
are common, Armidale is unlikely to improve its air 
quality performance unless there are improvements in 
types and methods of household heating. 


We plan to be at the forefront of implementing 
new technologies and practices in our region, and 
mitigating the impacts to our existing air quality 
whilst maintaining our unique sub-alpine character 
and charm will be crucial.


C2
PLANNING PRIORITY


Our region is surrounded by national parks and nature 
reserves all of which add charm and beauty to our 
region. Additionally, they provide valuable habitat and 
biodiversity functions which we have a responsibility 
to protect and nurture.


Our natural landscapes also provide our community 
open views, vistas and access to nature – offering 
visual amenity, respite and recreation for all to enjoy 
and benefit from. 


As our community grows, we seek to protect 
our world heritage areas and natural landscapes 
through careful planning of growth, as well as 
ongoing conservation, rehabilitation and education 
programmes. This will be done through the delivery of 
projects like the creeklands masterplan and through 
the protection of important corridors and biodiversity 
through improved subdivision layouts and application 
of conservation zonings.


C3
PLANNING PRIORITY


Natural hazards can have a devastating impact on 
life, property and livestock. As much as possible we 
must plan to mitigate the risks of natural hazards 
and the impacts of climate change to ensure our 
community and rural economy is protected. This will 
occur through improving the response to natural 
disasters and ensuring new development, particularly 
residential development is located in areas 
unconstrained by hazards. 


In addition, ensuring our communities are food 
resilient is critical, given the increasing risk of 
vulnerable and unpredictable climate patterns even 
with the rich agricultural economy renowned to 
Armidale. This is achievable through increasing the 
prevalence of food production in our suburbs to 
allow residents to participate in the active growing of 
food, connect directly with local producers, to build 
community and food systems resilience. By mapping 
where food production can occur in the region and 
including this in future master planning, food growing 
will become normalised in suburbs.


Rationale
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Our renewable energy
Our region is a climate-positive community that 
supports and plays and active role in achieving 
Australia’s carbon targets.


Our sustainable region
Our region has a plan for a sustainable future through waste, recycling and water efficiency to  
build resilience.


C4
PLANNING PRIORITY


The New England REZ is the largest in Australia 
(8Gw) and will play a critical role in replacing coal 
fired power stations in NSW. Based on International 
Energy Agency projections, the New England REZ will 
offset more than 11 Mt CO2 per annum.


The New England REZ will offset emissions for more 
than 500,000 people. 


The New England region will be a carbon positive 
community making a significant contribution to the 
NSW and Australian carbon emission objectives 
and it will be imperative that community dividends 
reflecting the importance of this contribution are 
recognised.


C5
PLANNING PRIORITY


Our community deserves ecologically sustainable 
waste management that protects the environment 
and human health now both now and in the future. 
As our population grows, this will be supported by 
well-planned waste infrastructure that is responsive to 
future needs, and provides equitable access to waste, 
reuse and recycling services.


Armidale is home to the region’s newest landfill, a $12 
million asset which will receive approximately one 
million tonnes of waste during its 50-year lifespan. To 
maximise resource recovery and minimise waste our 
landfill, Armidale Regional Council actively pursues 
leadership in resource recovery, with our in-house 
City 2 Soil food and organics processing and crate-
based recycling system which maximises the value of 
recyclables through increased source separation. 


Future-proofing our waste assets and services in a 
way that  contributes to the built form and liveability 
of the community requires a strategic approach that 
goes beyond safe disposal and traditional recycling 
methods. It requires the waste hierarchy principles 
of waste avoidance and minimisation to be followed, 
paving the way for innovation towards circular 
economy. 


Rationale


Sustainability is also about respecting our 
environment and delivering services to improve the 
wellbeing and liveability of our Region. Improving 
sustainability within the region will also involve 
innovative and efficient ways of using and re-using 
our water resources as well as looking at ways of 
incentivising higher standards of energy efficiencies in 
our buildings.
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C1
PLANNING PRIORITY


Our air quality


Our region is 
committed to long term 
improvements to our 
winter air quality


Action Timing


C1.1 Short/Medium/
Long


71


Mitigate the impacts of wood heaters in Armidale during the winter months. 


•  Seek funding for and undertake a community awareness program on the impacts of wood heaters on air 
quality 


•  Undertake a community awareness program on the biodiversity and environmental impacts of wood 
collection within the LGA 


•  Amend Council’s Planning Policies to prohibit any new dwellings from installing wood heaters where they are 
located on lots of 4,000m2 or less  


•  Undertake a trial program to install filtration devices to existing approved wood heaters to understand their 
effectiveness in reducing woodsmoke pollution generated by existing fireplaces. 


•  Advocate for the inclusion of a reduced PM2.5 limit in the Australian Standard for fuel combustion heaters 
(AS/NZS 4013:2014) 


•  Advocate with State Government to establish a financial assistance program to support an incentive package 
to replace existing wood heaters with alternative cleaner heating options within Armidale 


•  Undertake investigation into potential options to phase-out wood heaters within Armidale 
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C2
PLANNING PRIORITY


Our biodiversity and 
national parks


Our region cherishes our 
globally significant world 
heritage natural areas 
and extensive natural 
landscapes


Action Timing


C2.1 Protect areas of high biodiversity value and natural landscapes Short/Medium


C2.2 Develop a holistic vegetation management  approach to protect and enhance our green assets Short


Figure 31 National parks, nature reserves and state forests
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C3
PLANNING PRIORITY


Our resilience to natural 
hazards and climate 
change


Our region is committed 
to improving its 
resilience to natural 
hazards and climate 
change


Action Timing


C3.1 Improve the regions resilience to natural hazards and improve our climate change preparedness
• look for opportunties to strenghten connections and engagement between Council and emergency service 


organisations in providing coordinate responses across government to the community regarding natural 
disaster declarations


Short/Medium


Figure 32 Armidale, Guyra and Villages hazards constraints
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C4
PLANNING PRIORITY


Our renewable energy


Our region is a climate-
positive community that 
supports and plays and 
active role in achieving 
Australia’s carbon 
targets


Action Timing


C4.1 Support the growth of appropriate renewable energy projects that provide benefits to the region Short/Medium


C4.2 Partner with UNE to deliver Project Zero30 Short/Medium


C5
PLANNING PRIORITY


Our sustainable region


Our region has a plan 
for a sustainable future 
through waste, recycling 
and water efficiency to 
build resilience


Action Timing


C5.1 Embed sustainable waste management practices that protects the environment, human health and supports 
the transition towards a circular economy


Short/Medium


C5.2 Implement the Armidale Regional Waste Strategy Short/Medium


C5.3 Future proof waste assets to support growth and provide equitable access to waste, reuse and recycling 
services


Short


C5.4 Encouraging sustainable development Short
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Monitoring  
and reporting
4.1 Our progress
4.2 Reviewing our ambitions
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4.2 Reviewing our 
ambitions
Council is committed to reviewing 
our ambitions set out in this Local 
Strategic Planning Statement every 
five (5) years. We will commence 
this review as part of our State of the 
Region report, at the end of Council’s 
four-year term. This will enable us 
to consider any actions that require 
updating or changing, identify any new 
opportunities or previously unforeseen 
risks or challenges that would impact 
the delivery of our ambitions.


We look forward to working with the 
community, our key stakeholders, 
our business partners and investors 
(existing and new) in achieving our 
bold ambitions for Towards 50,000.


4.1 Our progress
Council is committed to monitoring 
our progress on achieving the bold 
aspirations of this Local Strategic 
Planning Statement at regular intervals. 


Our monitoring process will include:


1. Monthly, internal Council program 
Actions will be integrated into 
Councils Delivery Program and will 
be monitored accordingly through 
six-monthly corporate reporting and 
in the Annual Report


2. Annual program management 
reporting on all actions with a ‘year 
in review’ and a ‘year ahead’ to 
track.


In some cases, we may experience 
unanticipated challenges, in which case 
our monitoring and reporting will be 
used as a tool to ‘unlock’ or manage 
such challenges.


Our yearly progress will be reported as 
part of our published Annual Report. 


Beardy Street
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Saumarez Homestead


Action implementation


Appendix A
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Action Implementation Timing


PROSPERITY AND GROWTH


A1 Our airport


A1.1 Position Armidale Regional 
Airport as a ‘regional 
hub airport’ for the New 
England North West


A1.1(a) Seek Government funding and undertake necessary upgrades to the Armidale Airport to ensure that it 
can perform as a regional hub for Regular Passenger Transport services and to cater for the expected 
increase in flight traffic and passengers


A1.1(b) Support and grow existing general aviation and aviation related business activity by delivering all 
remaining stages of the Airside Business Park


A1.1(c) Diversify current airport income through expansion of the airport’s property portfolio by delivering all 
remaining stages of the Airside Business Park


Medium/Long


A1.2 Ensure that Armidale 
Regional Airport is an 
emergency response hub 
for Northern NSW


A1.2(a) Armidale Airport is provided with all necessary facilities that will ensure its position as an emergency 
response hub


A1.2(b) Critical infrastructure is delivered to support unconstrained aircraft movement


Short/Medium


A1.3 Attract aviation and tourim 
related industries


A1.3(a) Prepare an incentives package that attracts tourism related aviation industries to the Armidale Airport
A1.3(b) Attract aviation and tourism related industries


Short


A1.4 Manage the current and 
future land use implications 
of Armidale Regional 
Airport operations


A1.4(a) Undertake studies as required to identify the existing and likely future operations of the Armidale 
Airport as a regional and emergency response hub


A1.4(b) Address the related land use planning implications to ensure areas that may potentially impact Airport 
operations are suitably managed


A1.4(c) Review LEP provisions relating to the Airport in-line with current and future operations


Short
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Action Implementation Timing


A2 Our employment land


A2.1 Develop identified 
Employment Growth Areas 
to support increased jobs, 
industry and investment


A2.1(a) Amend the LEP to rezone the eastern employment growth area, extension of Acacia Park, the airport 
growth area and the puddledock growth area


A2.1(b) Develop a masterplan for each employment growth area, including buffers
A2.1(c) Develop DCP chapters for each of the growth areas
A2.1(d) Align delivery of Employment Growth Areas with the development of Engine Industries
A2.1(e) Ensure adequate servicing arrangements are in place for existing industrial areas to ensure that they 


are capable of reaching their full potential and are brought up to modern infrastructure standards
A2.1(f) Support and incentivise the long-term transition of low impact commercial uses that are currently in 


the CBD (i.e. car yards, service stations and mechanic garages) into employment zones
A2.1(g) Encourage the development of sustainable and green product manufacturing in the region 
A2.1(h) Ensure employment zoned land is available to enable the co-location of services that support 


horticulture, renewable energy and manufacturing engine industries


Short


A2.2 Support the growth of 
identified engine industries: 
horticulture, renewable 
energy and manufacturing 
through, complementarity 
industries and circular 
economy opportunities


A2.2(a) Scope the potential for low carbon, high efficiency and circular economy strategies such as waste-to-
energy, bio-digestion, and alternative water, waste and energy systems in employment areas


A2.2(b) Explore opportunities to leverage off existing manufacturing industries to increase locally designed and 
produced materials


A2.2(c) Encourage industries that support the REZ and Horticulture through the local manufacturing of 
materials and provision of services


Short/Medium


A2.3 Infrastructure to activate 
growth in employment


A2.3(a) Prepare an infrastructure strategy that identifies major required infrastructure to enable the 
development of the employment growth areas and horticulture precincts


A2.3(b) Upgrade the Armidale Wastewater Treatment Plant to ensure recycled wastewater is capable of 
servicing the Armidale horticulture area


A2.3(c) Ensure water security infrastructure supports and aligns with the requirements of the Horticulture 
Priority Precincts


Short


A3 Our agriculture and horticulture


A3.1 Establish protected 
horticulture precincts in 
Armidale and Guyra


A3.1(a) Establish the Armidale and Guyra priority horticulture precincts as identified under the Horticulture 
Feasibility Study, namely the establishment of 125ha of additional glasshouse


A3.1(b) Amend DCP provisions to require industries and businesses to adopt water efficiency best practices, 
including water re-use, recycling and closed loop systems


Short/Medium
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A3.2 Support the evolution of 
extensive agriculture


A3.2(a) Explore enabling provisions in the LEP to support diversification and evolution of extensive agriculture 
and complimentary industries


A3.2(b) Protect extensive agriculture from land use conflict through appropriate LEP provisions
A3.2(c) Support the growth of Ag-tech technology and industries to enhance agricultural productivity
A3.2(d) Support extensive agriculture, by encouraging diversification opportunities such as agri-tourism and 


farm gate premises


Short


A4 Our vibrant city


A4.1 Develop a masterplan for 
the Armidale CBD


A4.1(a) Establish an Armidale City Centre Renewal Committee with urban design expertise to determine a 
masterplan for the CBD


A4.1(b) Establish necessary commercial funding arrangements for delivery of city centre renewal projects (i.e. 
special rate variation)


A4.1(c) Establish a delivery program to implement the actions of the masterplan
A4.1(d) Investigate opportunities to repurpose underperforming and underutilised areas within big box 


shopping centres for alternative uses, such as office space, medical centres, recreational activities 
(Timezone, ten-pin bowling, cinemas)


A4.1(e) Investigate opportunities to rezone underutilized employment land to reflect its current land use
A4.1(f) Incentivise and support relocation of car yards and servicing garages outside CBD. Investigate 


opportunities to encourage them to relocate to the identified business zoned areas. Former car 
yard and servicing garage sites to be converted into active street frontages with accommodation 
opportunities above


A4.1(g) Amend LEP to incorporate design excellence and active street frontage provisions in strategic locations 
within the CBD to ensure new buildings or major renovations are of high quality and vibrant businesses 
are encouraged to locate within the CBD


A4.1(h) Council actively seeks to purchase and manage/sub-lease strategically located properties within the 
CBD and repurposes/develops them as appropriate


A4.1(i) Establish a revitalisation program for heritage buildings within the CBD
A4.1(j) Create DCP chapter to reflect the priority implementation actions from the masterplan
A4.1(k) Facilitate UNE’s Education, social and cultural facilities to move into the Armidale CBD to strengthen 


the connection between students and the city centre
A4.1(l) Manage the provision of car parking prioritising parking availability that encourages and supports 


business visitation and partonage


Short/Medium
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A4.2 Position the Armidale CBD 
as a destination


A4.2(a) Ensure delivery of adaptive re-uses of the Armidale Court House and other Council owned buildings as 
catalyst activation projects for the CBD


A4.2(b) Pivot the Armidale CBD towards being a destination for unique shopping, events and dining 
experiences through an incentive package to support the establishment of unique businesses within 
the CBD


A4.2(c) Establish the Armidale CBD as a destination through channelling our unique characteristics such as our 
climate, our heritage buildings and our food produce


A4.2(d) Create the Armidale CBD as an identifiable destination via public domain improvements
A4.2(e) Develop an Eat Street which aligns with our seasonal characteristics, local climate and local produce
A4.2(f) Enable night-time and street-trading opportunities in the CBD
A4.2(g) Maintain and grow a year round calendar of events that bolster Armidale CBD’s position as a 


destination


Short


A4.3 Connect the CBD to the 
Creeklands


A4.3(a) Create a North-South link between Beardy Street and Dumaresq Creek lands via Dangar Street
A4.3(b) Investigate the re-opening of Dangar Street from Moore Street through to Dumaresq Street
A4.3(c) Actively seek to re-purpose the Dangar street carpark into a vibrant and active public piazza
A4.3(d) Ensure DCP provisions are in place so that the linkages are implemented
A4.3(e) Seek funding for the remaining stages of the Creeklands Masterplan


Short/Medium


A5 Our water security


A5.1 Seek government 
investment for capital works 
to deliver the regional 
water security package


A5.1(a) Ensure that key infrastructure upgrades to Malpas and Oaky Dams is undertaken with funding provided 
through all levels of government


A5.1(b) Ensure trunk drainage network infrastructure that supports key dam improvements is provided with 
funding obtained through all levels of government


A5.1(c) Prioritise upgrades to the wastewater treatment plant to enable the re-use of treated wastewater in a 
variety of ways to ensure water security is bolstered


A5.1(d) Undertake necessary capital works to ensure treated wastewater is provided to the adjacent 
horticulture and jobs precinct, and to high demand water users via a ‘purple pipe’ network


A5.1(e) Finalise the business case providing long term water security initiatives for the region, ensuring that 
provision has been made for long term housing and jobs growth scenarios


Short/
Medium/Long
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A6 Our tourism


A6.1 Deliver a Destination 
Management Plan that 
leverages our natural and 
built environment to grow 
the visitor economy


A6.1(a) Target industries and infrastructure to be further developed to diversify and increase tourism in the 
region include: 
 – rail trail
 – back country cycling
 – remote camping and bushwalking
 – rock climbing, abseiling
 – white water rafting
 – back country driving routes
 – cycling adventure trips
 – freshwater fishing
 – rowing regatta facilities
 – treetop adventure parks
 – aviation tourism
 – cultural heritage
 – adrenalin based adventure (bungy jumping, canyon swings, flying foxes etc)
 – accommodation (camping, glamping, boutique, farmstay, resort etc)
 – cold water swimming
 – health and wellbeing
 – multi day packages
 – geotourism


A6.1(b) Expand and promote visitarmidale.com.au and prioritise public relations on activities within the region 
through Destination NSW and other promotional agencies


A6.1(c) Encourage and support the establishment of tourism operators within the CBD
A6.1(d) Establish Armidale, Guyra and our villages as hubs for accessing nearby tourism destinations
A6.1(e) Further develop and promote New England High Country arts and cultural facilities to support additional 


tourism offerings
A6.1(f) Partner with the state government and/or tourism investors to support a variety of accommodation and 


experience types with an emphasis on sustainability, eco tourism, camping and off the beaten track to 
high end eco opportunities


A6.1(g) Deliver the ARC tourism strategy initiatives 
A6.1(h) Provide continued support for the development of the Australian Transport Museum at the Airport 


Business Park
A6.1(i) Explore opportunities for additional historic train experiences


Short
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A6.2 Support the growth and 
diversity of events in the 
region


A6.2(a) Develop public spaces to increase our ability to host events and pop- ups to promote music, dance, 
cuisine, arts, crafts and religious celebrations for the community


A6.2(b) Establish a calendar of events that showcase our local artisans, entrepreneurs and producers


Short


A6.3 Establish event venues that 
can attract and support 
large scale events


A6.3(a) Establish specific precincts across the region that will ensure the region can host a variety of targeted 
and unique large scale events


A6.3(b) Provide a world-class conference and event centre within a dramatic setting on the gorge country that 
can perform a range of conference, education, arts, cultural, business and community functions


Short/Medium


A6.4 Make our region a 
destination that is 
renowned for its sporting 
and recreation facilities


A6.4(a) Develop a sport and recreation plan with a view to enhance and maintain sporting facilities to meet 
the needs of our local community and neighbouring regions, and to entice regional, state, and national 
events


A6.4(b) Develop a sport and recreation plan with a view to enhance and maintain recreation spaces to offer 
quality of life, entertainment and family-friendly activities to residents and visitors


A6.4(c) Ensure the provision of regional sporting and active recreation facilities align with long term strategic 
goals for Armidale and the New England North West Region


A6.4(d) Collaborate with local sporting groups and State and Federal government bodies to identify regional 
sporting and active recreation facilities meet community needs


A6.4(e) Lead the development of regional sporting and active recreation plans that have a strategic focus and 
are aligned with the broader sporting communities needs (i.e. Criterion Track, New Aquatic centre, 
Hydrotherapy pools, Premier Rugby League Facilities, e.g. Harris Park)


A6.4(f) Consolidate regional sporting and active recreation facilities to attract state and nationwide sporting 
events to the region


A6.4(g) Regional sporting and active recreation facilities are rationalised and upgraded to provide 
contemporary, multi-purpose facilities that encourage maximum utilisation and greater participation 
and reduce maintenance costs and management issues


A6.4(h) Explore locations for a potential sub-hub for the Northern Inland Centre of Sports Excellence (NICSE) 
as per Strategy 4.2 of the New England and North West Regional Sports and Active Recreation Plan


A6.4(i) Explore options to partner with UNE to investigate the development of a Regionally Significant Sport 
Facility (RSSF) as per Strategy 4.3 of the New England and North West Regional Sports and Active 
Recreation Plan


A6.4(j) Ensure any new or upgraded infrastructure is undertaken via a planned approach that benefits the 
whole region


A6.4(k) Explore collaboration and commercial partnership opportunities for the delivery of sport and active 
recreation facilities and activities


A6.4(l) Explore opportunities for additional recreational walking trails and networks in and around Armidale, 
Guyra and the Villages


Short/
Medium/Long
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A6.5 Partner with NSW National 
Parks & Wildlife Services 
to provide and upgrade 
facilities to reflect the 
unique world class natural 
assets found throughout 
the region


A6.5(a) Advocate for and partner with NPWS to establish a visitors centre along the Waterfall Way
A6.5(b) Advocate for priority investment from the government on outdoor adventure activities and nationally 


significant tourism facilities in key locations in our National Parks
A6.5(c) Encourage and incentivise the establishment of wilderness and adventure tourism operators within 


Armidale, Guyra & our villages and ensure access to National Parks is provided
A6.5(d) Ensure trails, trail heads, facilities and amenities are suitable and welcoming for visitors to our national 


parks and appropriately manage human interactions 
A6.5(e) Promote environmental education experiences within our national parks and environmental areas to 


encourage environmental stewardship


Short/Medium


A6.6 Promote agritourism 
opportunities


A6.6(a) Amend the LEP to support agritourism so that tourism and accommodation opportunities are able to 
develop within rural zones


A6.6(b) Advocate and promote rural landowners to establish agritourism opportunities
A6.6(c) Establish a program to promote and market the agritourism opportunities to rural landowners
A6.6(d) Showcase and promote existing agritourism ventures in order to encourage other rural landowners to 


explore opportunities for agritourism and to promote visitation to the region


Short


A6.7 Seek government funding 
to deliver the New England 
Rail Trail


A6.7(a) Ensure the New England Rail Trail within the Armidale Regional LGA is delivered
A6.7(b) Identify opportunities for tourism activities, new businesses and accommodation opportunities at 


towns and villages along the rail trail
A6.7(c) Ensure towns and villages located along the rail trail have masterplans developed which reflect and 


embrace the opportunities provided by the rail trail
A6.7(d) Promote adaptive re-use of the heritage former railway buildings located along the rail trail, including 


the Armidale good shed, the Dumaresq railway station and good shed, the Black Mountain railway 
station, the Guyra station complex and the Ben Lomond railway station


Short


A6.8 Develop Malpas Dam as a 
water sports, training and 
recreation precinct


A6.8(a) Develop Malpas Dam as a multi-purpose water sports and recreation centre supporting a range of 
disciplines, primarily rowing and sailing


A6.8(b) Develop a masterplan for the Malpas Dam water sports, training and recreation precinct
A6.8(c) Establish partnerships with Rowing Australia and the National Rowing Centre of Excellence to support 


high altitude training facilities for elite athletes


Short
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COMMUNITY AND PLACE


B1 Our homes


B1.1 Develop a compact 
urban settlement 
through encouraging 
infill development while 
protecting local heritage, 
existing charm, and 
streetscape character


B1.1(a) Prepare a Local Housing Strategy and implement the actions
B1.1(b) Develop and implement an Active Transport Strategy to support a compact settlement
B1.1(c) Review and update planning and development controls to encourage the delivery of a diverse range of 


high quality, sustainable and well-designed developments within existing urban and village areas
B1.1(d) Amend the LEP to enable integrated housing and subdivision development to create lots which are less 


than the minimum lot size


Short


B1.2 Embed local character into 
our local planning controls


B1.2(a) Ensure local character forms the fundamental basis for all planning related development controls
B1.2(b) Develop local character statements to ensure our urban amenity and character is reflected in any new 


developments


Short


B1.3 Identify opportunities to 
develop CBD housing and 
tourist accommodation 
opportunities and provide 
guidance on how infill 
development should be 
undertaken


B1.3(a) Review and update planning and development controls to encourage the delivery of mixed use, 
medium-density and tourism accommodation developments withing the Armidale and Guyra CBD’s


B1.3(b) Develop a DCP chapter to provide planning controls for redevelopment of CBD sites
B1.3(c) Provide incentives via relaxed development charges and parking requirements for the adaptive re-use 


and development of CBD sites that incorporate a residential or tourism accommodation component
B1.3(d) Identify opportunity sites for accommodation and housing within the CBD. Ensure opportunity sites are 


covered by active street frontage and design excellence LEP clauses
B1.3(e) Develop provisions requiring fine grain shopfront uses and presentation at street level


Short


B1.4 Develop temporary workers 
accommodation precincts 
within Armidale and Guyra 
to support horticulture 
and REZ jobs growth 
opportunities


B1.4(a) Identify suitable areas within Armidale and Guyra to locate temporary workers accommodation which 
can be converted into long term residential accommodation where appropriate


B1.4(b) Develop servicing standards to ensure that temporary workers developments provides legacy 
infrastructure that can be used to support long term housing in key locations


B1.4(c) Amend the LEP to incorporate the temporary workers accommodation clause
B1.4(d) Develop DCP controls for temporary workers accommodation developments


Short


B1.5 Establish greenfield 
residential growth areas in 
line with our regions job 
targets


B1.5(a) Amend the LEP to rezone land identified in the residential growth areas - applying a conservation 
zoning to land identified as  high biodiversity value and riparian areas


B1.5(b) Develop master plans for the identified residential growth areas
B1.5(c) Ensure servicing strategies are in place to enable streamlined and logical expansion of the residential 


growth areas
B1.5(d) Develop DCP chapters for the residential growth areas


Short
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B1.6 Develop a masterplan 
for Guyra to encourage 
residential infill 
development


B1.6(a) Establish a Guyra Urban Renewal Committee to determine a masterplan, particularly for residential infill 
development sites within the Guyra CBD


B1.6(b) Establish necessary commercial funding arrangements for delivery of renewal projects
B1.6(c) Establish a delivery program to implement the actions of the masterplan
B1.6(d) Investigate opportunities for Council purchase of sites that could be converted to residential uses, 


including for social housing purposes
B1.6(e) Establish a revitalisation program for heritage buildings within the CBD
B1.6(f) Create DCP chapter to reflect the priority implementation actions from the masterplan
B1.6(g) Explore opportunities to provide improved east-west linkages across the New England Highway to link 


existing assets together (i.e. Showground, CBD, Mother of Ducks lagoon)


Short/Medium


B1.7 Ensure affordable social 
and retirement housing is 
provided within our urban 
areas


B1.7(a) Investigate opportunities for affordable social and retirement housing development on existing Council 
Owned land


B1.7(b) Partner with social housing providers to develop plans for social housing developments
B1.7(c) Investigate potential properties for strategic acquisition by Council to provide affordable social and 


retirement housing developments


Short/Medium


B1.8 Develop village masterplans 
to encourage appropriate 
village growth


B1.8(a) Encourage the release of existing village zoned land where appropriate and rationalise zonings in the 
villages where current zonings are unsuitable


B1.8(b) Develop servicing strategies to ensure appropriate infrastructure and facilities are available for growth 
within the villages


B1.8(c) Develop DCP chapters for each village inline with the village masterplans
B1.8(d) Amend the LEP to reflect identified growth areas within the villages
B1.8(e) Develop masterplans and character statements for each village
B1.8(f) Explore opportunities for increased connectivity between the villages, nearby towns and tourist 


attractions


Short/Medium


B1.9 Ensure the necessary 
infrastructure is available to 
activate housing


B1.9(a) Prepare an infrastructure strategy to enable the development of greenfield residential growth areas
B1.9(b) Ensure Council has the capacity to lead infrastructure provision in appropriate circumstances so that 


greenfield growth areas can be developed in a logical and orderly way
B1.9(c) Review Contributions plans and Development Servicing Plans to ensure adequate funding 


arrangements are in place for local infrastructure needs that will be required to service our growing 
population


B1.9(d) Prepare a Smart city strategy to identify digital infrastructure needs for our urban centres


Short
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B1.10 Ensure LEP zonings reflect 
land use capabilities and 
constraints


B1.10(a) Identify land for rezoning that is constrained and unsuitable for development 
B1.10(b) Undertake studies as necessary to identify land for rezoning
B1.10(c) Review and rationalise the applicability of conservation zones


Short


B1.11 Work with UNE to unlock 
housing opportunities 
and promote integration 
between the university 
campus and the Armidale 
city


B1.11(a) Partner with UNE to enable the rezoning of suitable land that has been identified for residential 
development


B1.11(b) Identify opportunities for key strategic active transport linkages to be developed around and through 
the university campus


B1.11(c) Ensure growth precincts around the university campus are well integrated and take advantage of 
university assets (Sport Une, Mountain bike tracks, Open Space, footpaths and cycleways etc)


Short/Medium


B2 Our education, research and innovation


B2.1 Build connections between 
UNE and Armidale township


B2.1(a) Encourage the repurposing of underutilised UNE buildings and assets for broader city-wide benefits.
B2.1(b) Progress the redevelopment of underutilised areas of UNE for future urban purposes, particularly in 


well serviced areas which have an existing interface with residential neighbourhoods.
B2.1(c) Investigate opportunities to locate public education facilities within UNE land to support identified 


greenfield residential growth areas
B2.1(d) Improve active transport linkages to UNE


Short/Medium


B2.2 Develop a health and 
knowledge precinct in 
Armidale


B2.2(a) Develop a masterplan and DCP controls for the health and knowledge precinct.
B2.2(b) Ensure LEP controls enable health, education and associated developments.
B2.2(c) Support and incentivise the long-term transition of allied or specialist health businesses that are 


currently in the CBD (i.e. disability support, mental health support) into the health and knowledge 
precinct.


B2.2(d) Support the integration of UNE’s health facility and other tertiary health facilities into the health and 
knowledge precinct.


B2.2(e) Ensure linkages between the Armidale CBD and UNE Campus are integrated into the masterplan
B2.2(f) Encourage the retention of medical trainees in the region and encorugae increased medical and 


specialist services
B2.2(g) Collaborate with research institutes to promote biomedical development
B2.2(h) Develop health and wellbeing industries in the health and knowledge precinct


Short/Medium


B2.3 Ensure Armidale retains 
is status as an education 
centre


B2.3(a) Work with the NSW Department of Education to ensure education facilities are fit for purpose, 
provided in appropriate locations and support the population growth targets of the LSPS


Short/
Medium/Long


88 Local Strategic Planning Statement


Appendix A: Action implementation return to Contents







Action Implementation Timing


B2.4 Partner with UNE and 
tertiary bodies to align 
course offerings with 
emerging agriculture and 
horticulture industries


B2.4(a) Continue to implement MOU between ARC and UN


B3 Our indigenous history and heritage


B3.1 Embrace our First Nations 
history and culture


B3.1(a) In consultation with First Nations peoples, work to create places of interest, tourism, education and 
reflection


B3.1(b) Work with local First Nations peoples to better understand traditions and how these can be 
appreciated and celebrated through our annual events calendars and education programs


B3.1(c) Collaborate the First Nation’s elders and community to support our biodiversity regeneration and 
regenerative agricultural practices


B3.1(d) Establish effective governance arrangements with our First Nations community with respect to 
planning, development and policy decision making


Short/Medium


B4 Our architecture and heritage 


B4.1 Preserve and protect our 
European built heritage 
assets which provide 
our unique New England 
identity


B4.1(a) Undertake a comprehensive heritage study to inform a review of the Heritage Conservation Area and 
Schedule 5 of the LEP


B4.1(b) Investigate the opportunity for Heritage Conservation Areas within Guyra and the villages
B4.1(c) Develop character statements for identified heritage precincts across Armidale, Guyra and the villages
B4.1(d) Develop DCP chapter for archaeological items 
B4.1(e) Develop a heritage strategy for the LGA and implement the actions
B4.1(f) Develop a heritage incentives package for restoration and maintenance of heritage items
B4.1(g) Develop a main street heritage program which identifies heritage items such as verandah reinstatement 


program
B4.1(h) Ensure that the heritage strategy and program aligns with, the CBD Masterplans and other 


development strategies 


Short


B5 Our local artisans and producers


B5.1 Our region supports our 
local artisans and producers 
showcasing food, arts, 
crafts and music 


B5.1(a) Encourage local producers to have outlets in our centres 
B5.1(b) Incentivise specialty producers within the region through planning and financial enablers
B5.1(c) Develop and arts and culture strategy to provide strategic direction and foster partnerships with the 


regions arts and cultural communities
B5.1(d) Review the permissibility of artisan food  and drink premises in the LEP to ensure opportunities for 


local artisans


Short
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Action Implementation Timing


B5.2 Facilitate the development 
of an arts and culture 
precinct


B5.2(a) Develop the Kentucky Street arts and culture precinct via a Masterplan that includes Moran Oval, the 
Aboriginal Keeping Place, NERAM and the Gymnastics centre so that it can host a wide range of large 
scale events


Medium/Long


B6 Our green space


B6.1 Connect our homes to 
open space - 95% of all 
new homes within 400m of 
open space


B6.1(a) Amend the subdivision DCP chapter to ensure adequate public open space provisions are embedded in 
future subdivisions


B6.1(b) Prepare an open space strategy that aligns with the biodiversity strategy, active transport strategy, 
koala strategy and others to increase accessibility to existing and future open space


B6.1(c) All existing and new open spaces are to be connected by a city-wide and where appropriate region 
wide pedestrian and cycle network


B6.1(d) Ensure the open space and active transport strategy include connectivity to existing residential areas, 
schools, education facilities and key community sites


Short/
Medium/Long


NATURE AND RESILIENCE


C1 Our air quality


C1.1 Mitigate the impacts of 
wood heaters in Armidale 
during the winter months


C1.1(a) Seek funding for and undertake a community awareness program on the impacts of wood heaters on 
air quality


C1.1(b) Undertake a community awareness program on the biodiversity and environmental impacts of wood 
collection within the LGA


C1.1(c) Amend Council’s Planning Policies to prohibit new dwellings from installing wood heaters where they 
are located on lots of 4000m2 or less


C1.1(d) Undertake a trial program to install filtration devices to existing approved wood heaters understand 
their effectiveness in reducing wood-smoke pollution generated by existing fireplaces


C1.1(e) Offer an incentive package to retrofit existing wood heaters with air conditioning units within Armidale
C1.1(f) Advocate for the inclusion of a reduced PM2.5 limit in the Australian Standard for fuel combustion 


heaters (AS/NZS 4013:2014)
C1.1(g) Advocate with State Government to establish a financial assistance program to support an incentive 


package to replace existing wood heaters with alternative cleaner heating options within Armidale
C1.1(h) Undertake investigation into potential options to phase-out wood heaters within Armidale


Short/
Medium/Long
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C2 Our biodiversity and national parks 


C2.1 Protect areas of high 
biodiversity value and 
natural landscapes


C2.1(a) Prepare a Biodiversity strategy 
C2.1(b) Prepare a Biodiversity DCP Chapter that is consistent with the SEPP (Biodiversity and Conservation) 


2021
C2.1(c) Apply the C2 Environmental Conservation zone to land identified as High Environmental Value in the 


Biodiversity Strategy
C2.1(d) Ensure future subdivisions are designed to suitably avoid and mitigate high biodiversity values. Utilise 


larger minimum lot sizes and/or conservation zonings to mitigate impacts
C2.1(e) Implement the actions of the koala strategy


Short/Medium


C2.2 Develop a holistic 
vegetation management  
approach to protect and 
enhance our green assets


C2.2(a) Protect and Increase tree canopy cover within town and village areas
C2.2(b) Promote greener neighbourhoods through a review of Councils DCP to ensure that development 


controls preserve existing vegetation and promote the establishment of new green areas
C2.2(c) Ensure the tree lined streets and boulevards are protected and enhanced to retain the character of the 


region
C2.2(d) Develop an urban forest strategy and policy
C2.2(e) Develop tree management policies that protect existing trees and guide appropriate tree plantings and 


establishment of new urban forest
C2.2(f) Review and update Council’s heritage tree register
C2.2(g) Develop a register of significant trees
C2.2(h) Develop park tree management plans
C2.2(i) Implement a roadside vegetation management plan


Short
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C3 Our resilience to natural disasters and climate change


C3.1 Improve the regions 
resilience to natural hazards 
and improve our climate 
change preparedness


C3.1(a) Locate proposed growth areas in locations unaffected by biodiversity, flooding and bushfire constraints
C3.1(b) Undertake a flood study/overland flow study for Guyra
C3.1(c) Update the Armidale flood study and undertake a Floodplain Risk Management Study and Plan
C3.1(d) Undertake an overland flow study of the broader Armidale area to ensure new residential development 


in identified greenfield growth areas are unaffected by flooding and stormwater
C3.1(e) Develop a Climate Risk Strategy for Council operations in accordance with DPHI ‘Guide to Climate 


Change Risk Assessment for NSW Local Government’
C3.1(f) Investigate opportunities to improve the response to natural disasters between Council, Emergency 


services and the community
C3.1(g) Implement the actions of Councils Renewable Energy Action Plan
C3.1(h) Identify suitable locations for the establishment of a food hub that can foster collaboration between the 


community and increase public and private partnerships for localised food production and upskilling
C3.1(i) Strengthen DCP requirements for residential water retention
C3.1(j) Implement the actions of Councils Renewable Energy Action Plan
C3.1(k) Undertake mapping to identify suitable locations for where community gardens and urban agriculture 


can occur within residential growth areas and the existing urban areas of the region
C3.1(l) Investigate opportunities to improve the response to natural disasters between Council, Emergency 


services and the community
C3.1(m) Amend DCP provisions to require industries and businesses to adopt water efficiency best practices, 


including water re-use, recycling and closed loop systems


Short/Medium


C4 Our renewable energy 


C4.1 Support the growth of 
appropriate renewable 
energy projects that 
provide benefits to the 
region


C4.1(a) Construction of 2 x 5MW solar Farms with battery storage 
C4.1(b) Continue to advocate for planning agreements with renewable energy projects for the community 


benefit fund
C4.1(c) Advocate for UNE and/or other tertiary institutions in the region to provide studies and research 


aligned with our expected growth in renewable energy
C4.1(d) Investigate opportunities to partner with developers of renewable energy projects in the REZ for 


community benefit projects


Short/Medium
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C4.2 Partner with UNE to deliver 
Project Zero30


C4.2(a) Implement the actions of the Renewable Energy Action Plan 
C4.2(b) Allocate 10% of s7.12 contributions per year to tree planting
C4.2(c) Plant 1 million trees by 2030
C4.2(d) Deliver 200 ha pilot tree planting site


Short/Medium


C5 Our sustainable region


C5.1 Embed sustainable waste 
management practices that 
protect the environment, 
human health and supports 
the transition towards a 
circular economy


C5.1(a) Develop a Regional Waste Strategy that:
 – outlines the future direction for waste assets and services in accordance with sustainable waste 


management principles
 – aligns with NSW and federal strategies and resource recovery targets.
 – supports development with equitable access to waste, reuse and recycling services.
 – positions the region as a leader in sustainable waste management


C5.1(b) Investigate opportunities for recycling of materials from the REZ, such as solar panels


Short/Medium


C5.2 Implement the Armidale 
Regional Waste Strategy


C5.2(a) Implementation of the Regional Waste Strategy that:
 – ensures waste assets and services are responsibly and efficiently managed for community benefit 


and in compliance with legislation
 – achieves resource recovery and waste diversion targets 
 – embraces innovation and technology to maximise opportunities to divert and recover resources from 


landfill 
 – fosters regional collaboration and partnerships to support development of a circular economy and 


improve environmental outcomes


Short/Medium


C5.3 Future proof waste assets to 
support growth and provide 
equitable access to waste, 
reuse and recycling services


C5.3(a) Review and amend the DCP provisions to ensure waste management is considered at the appropriate 
stages of development


C5.3(b) Engage with industry and relevant agencies to foster innovation and technlogy that enables new 
resource recovery opportunities.


Short


C5.4 Encouraging sustainable 
development


C5.4(a) Encourage building efficiency through the implementation of an Ecologically Sustainable Development 
policy


C5.4(b) Incentivise development where it can be demonstrated that high quality sustainable outcomes can be 
achieved


C5.4(c) Ensure developments meet Water Sensitive Urban Design guidelines


Short
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PRELIMINARY 


Disclaimer  


Information in this document is based on available data at the time of writing this strategic 


document which deals with technical issues in a summary way. All Figures and diagrams are 


indicative only and should be referred to as such. Whilst  Armidale Regional Council has exercised 


reasonable care in preparing this document it does not warrant or represent that it is accurate or 


complete. Council accepts no responsibility for any loss occasioned to any person acting or refraining 


from acting in reliance upon any material contained in this document.  


For Further Information  


Visit  or contact Council on  02 6770 3600 or by email at council@armidale.nsw.gov.au. 
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INTRODUCTION 


1.1 Name of this Development Control Plan  


The name of this document is the Armidale Regional Council Development Control Plan 2024 (DCP 


2024).  


1.2 Commencement of this Development Control Plan 


 The Armidale Regional Development Control Plan 2024 was adopted by Council on  (date) and came 


into effect on (date).  


1.3 Repeal of Armidale Regional Development Control Plan 2012 and Guyra Development Control 


Plan 2015  


Armidale Regional Development Control Plan 2024 replaces Armidale Dumaresq DCP 2012 and Guyra 


DCP 2015.  


Applications lodged for assessment up to the date of adoption of this Plan will be assessed under the 


DCP applicable at the lodgement date of the application.  


1.4 Legislative background  


This DCP has been prepared pursuant to Part 3 of the Environmental Planning and Assessment Act 


1979 (EPA Act). Development Consent under the EPA Act is required for most building works, 


subdivision of land, and changes in land use. Consent may also be required for undertaking ‘works’ 


such as significant earthworks. However, some projects with minor environmental impact can be 


carried out without development consent. Relevant State government State Environmental Policies 


and Council’s Local Environmental Plan (LEP) identify whether consent is needed to carry out a 


particular development.  


It may be necessary to refer to more than one chapter in this DCP to ensure that all relevant controls 


are applied to any specific development. Applicants are encouraged to consult with Council to ensure 


applicable policies are considered, and to undertake a formal pre-lodgement meeting with Council as 


part of early considerations for any application. 


1.5 Relationship to the Armidale Dumaresq Local Environmental Plan 2012  


LEPs are statutory planning instruments and should be read with this document. LEPs establish the 


type of development that is permissible in particular locations. This is done mainly through land use 


zoning and other statutory provisions and standards outlined in the LEP. Where an LEP permits and a 


development application must be submitted, this DCP provides further guidance and more detailed 


requirements that specific proposals must address. This DCP supports the LEPs applying to Armidale 


Regional Council local government area. Armidale Regional LEP 2012 (LEP 2012) applies to of 


Armidale Dumaresq. A copy of our current LEPs and any amendments can be obtained from the NSW 


Parliamentary Council’s website, www.legislation.nsw.gov.au (under ‘Environmental Planning 


Instruments in force’); from Council’s offices at 135 Rusden Street, Armidale; or, on Council’s website 


www.armidale.nsw.gov.au. 


 


 


 



http://www.armidale.nsw.gov.au/
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1.6 Relationship to legislation, plans and policies  


Other Federal, State and local legislation and Council policies may apply to your development, 


including matters relating to issues such as infrastructure, signage, access for people with a disability, 


health requirements, engineering, and utility services. Where there is an inconsistency between the 


provisions of an environmental planning instrument, (such as a State Environmental Planning Policy; 


Council’s LEP 2012) and this DCP, the environmental planning instrument will prevail to the extent of 


the inconsistency. 


1.7 Aims and objectives of this plan  


The aim of this Plan is to explain the legislative planning requirements for development activity in 


the Armidale Regional Council local government area, including land subdivision, land use, and 


construction and building. The objectives of DCP 2024 are:  


O.1 To outline the controls required for development (including subdivision and construction) in 


specific land use zones.  


O.2 To encourage excellence in design to ensure buildings maximise solar access to living areas 


and private open space, and use any site to its best advantage.  


O.3 To promote health, safety and amenity in the planning, design, construction and performance 


of individual buildings and the built environment.  


O.4 To protect the environment, including the impacts on land, air and water, flora and fauna, 


habitats and biodiversity from the built environment.  


O.5 To promote sustainability in infrastructure provision, construction materials, waste 


minimisation, and energy and water saving products.  


O.6 To preserve and protect rural and scenic landscapes.  


O.7 To avoid land use conflict and protect amenity.  


O.8 To conserve and promote the heritage attributes.  


1.8 Land to which Development Control Plan 2024 applies  


DCP 2024 applies to all land in the Armidale Regional Council local government area. The following 


table outlines the current zone names in the LEP 2012 applying to land in the Armidale Regional 


Council LGA.  


 


R1 General Residential E1 Local Centre 


R2 Low Density Residential E2 Commercial Centre 


R5 Large Lot Residential E3 Productivity Support 


RU1 Primary Production E4 General Industrial 


RU3 Forestry C1 National Parks and Nature Reserves 


RU4 Primary Production Small Lots C2 Environmental Conservation 


RU5 Village C3 Environmental Management 


MU1 Mixed Use C4 Environmental Living 


SP2 Infrastructure RE1 Public Recreation 


  RE2 Private Recreation 
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1.8 Amendments to the development control plan  


Any amendments made to the DCP can only take effect after a process of public exhibition, 


consideration of submissions, formal adoption by Council and notification of commencement in a 


local newspaper. Adopted amendments to this DCP at the date of publication of this edition are set 


out in the table below: 


 Amendment Number Section of the DCP Amended Details of Council Resolution 
and Date of Effect 


Nil   


 


Part 2 What is a development control plan?  


Development Control Plans (DCPs) provide specific, more comprehensive guidelines for certain types 


of development, or areas and precincts within the Armidale Regional Council LGA. The detailed 


guidelines contained within a DCP are in addition to the provisions of the legal planning instrument 


(SEPP or LEP). DCPs are important in the planning system because they provide a means of 


identifying additional development controls for addressing development issues without the need for 


a formal statutory plan.  


 


Part 3 Variations to development controls  


3.1 Variations for individual applications/assessment on merit  


All development applications are assessed in relation to the relevant legislation, and the merits and 


circumstances of the application. The development controls in this DCP are a set of ‘deemed to 


satisfy’ provisions that Council is satisfied will achieve the relevant objectives. Council will consider 


alternative solutions where an Applicant can demonstrate that the development would satisfy the 


objectives. Alternative solutions must demonstrate that a better outcome can be achieved than 


would be the case if the development standard were applied. Where applicants wish to apply for 


variations to controls in this DCP, we recommend early discussion with planning staff. Please refer to 


the provisions in Clause 4.6 of the LEP 2012 where it is proposed to vary a development standard in 


the LEP.  


 


Part 4 Structure of this plan  


This Plan has the following six sections:  


Section 1 – Development control plan general matters  


Section 1 includes material which has general application and explains what a DCP is; and where and 


when it applies. This Part also explains the process of development consent. It does not outline the 


provisions for Exempt Development or Complying Development. These matters are dealt with in the 


State Environmental Planning Policy (Exempt and Complying Development) Code 2008 and other 


legislative instruments. Where development consent is required for construction, demolishing and 


subdivision, a development application is required by Council. This part sets out procedural and 


other matters relevant to Council’s role as a development consent authority. This includes 


information to be addressed in applications, criteria for assessment and requirements for notifying 


the public of applications we receive. 
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Section 2 – Site analysis and land constraints 


 This section outlines the site issues to be addressed in a development application, including 


designing to manage site attributes and constraints.  


Sections 3, 4 5 & 6 – Development controls  


These sections describe the relevant controls for development applications for various types of 


development activity, such as subdivision, residential development, commercial development, 


industrial development and so on.  


Section 7 – Locality specific precincts  


This section contains information on special provisions applicable to particular localities. Please 


check whether your proposed development is located in one of these areas. 


 


Part 5 Assessment of Development applications on Council owned or controlled land  


5.1 Who undertakes assessment on Council owned land?  


When considering an application for land that Council owns or controls, and where Council would 


normally be the decision-maker, an independent assessment of the application will be undertaken 


by:  


a) appropriately qualified Council Officers not involved in preparing or commissioning the 


application; and/or  


b) appropriately qualified Consultants; and/or  


c) appropriately qualified officers of another Council.  


Where outside assistance is required, Council will consider the estimated cost of the development, 


the public interest in the matter and the extent of any public concern that may be evident to Council 


on the matter. Small-scale, uncontroversial applications would always be processed ‘in-house’. 


Consultants, or the staff of another Council, would normally be used where there are inadequate 


internal resources to separate Council’s functions or the matter is considered significant in size, cost 


or in terms of public interest.  


5.2 Determination of Council applications  


An application for land which we own or control will be determined at an open meeting of the 


Council, unless:  


a) the application involves matters which must be considered in private, pursuant to s.10 of the 


Local Government Act 1993, in which case we will first discuss the most appropriate means of 


dealing with the matter with our legal advisors or the state government; or  


b) the development does not involve:  


i) ‘Designated development’ under the Environmental Planning and Assessment Act 1979; 


or  


ii) development to which s.23G of the EP&A Act applies, involving determination by a Joint 


Regional Planning Panel; and  
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iii) development that is of State significance under the Act or which under any other 


relevant legislation requires determination by an agency other than Council; or  


c) the development is not being undertaken primarily to return a financial benefit to the council 


or the proposal relates to an operational activity of the council; and  


d) no objections have been received in response to public notification of the application; and  


e) the proposed development complies with all applicable development standards; and  


f) Councillors have previously been notified of the proposal; in which case the application may be 


determined by the General Manager or delegate, provided they have not been involved in the 


preparation of the application.  


Part 6 Political donations  


Section 147 of the Environmental Planning and Assessment Act 1979 makes specific provision for the 


declaration by applicants or persons making submissions (or their associates) in relation to 


development applications under the Act, where they have made certain political donations or gifts to 


a local Councillor or employee of Council. 


Such declarations must then be maintained in a public register and included on Council’s web site. 


Further details of the relevant requirements are included in Council’s development application forms 


and notification letters.  


This Development Control Plan includes references to Standards Australia Ltd copyrighted material 


that is distributed by SAI Global on Standards Australia Ltd's behalf. It may be reproduced in 


accordance with the terms of SAI Global Ltd's Licence 1201-c016 to Armidale Regional Council. All 


licensed copies of this document must be obtained from the Licensee. Standards Australia Ltd's 


material is not for resale, reproduction or distribution in whole or in part without written permission 


from SAI Global Ltd: copyright@saiglobal.com 


Repeal of the plan 


 The plan may be repealed under the provisions of the Regulations under the Environmental Planning 


and Assessment Act, 1979 (EP&A Act). 


Planning Pathways  


There are three distinct planning pathways that most developments will need to follow. These are 


outlined below. 


‘Exempt Development’ under the State Environmental Planning Policy (Exempt and Complying 


Development Codes) 2008 (the Codes SEPP), development of a minor nature can be undertaken 


without the need for formal approval to be obtained. If undertaking such work without approval, the 


onus is on the developer to ensure that the works are in fact exempt from approval. This can be done 


through direct reference to the Codes SEPP, or by contacting Council’s Development and 


Environmental Services Department. The Codes SEPP can be downloaded via links provided at the 


Department of Planning, Infrastructure and Environment’s website (www.planning.nsw.gov.au). 


Some of the development types that could be undertaken under the current Codes SEPP, provided 


prescribed conditions are met include- access ramps, aerials and antennae, air conditioning units, 


animal shelters, aviaries, small balconies, decks and pergolas, barbecues, bollards, small cabanas, 


cubby houses, garden sheds, gazebos, greenhouses and carports. Some minor commercial and 


industrial work and activities are also classified as exempt development.  



mailto:copyright@saiglobal.com

file:///C:/Users/pmcfarland/Desktop/DCP%20project/ADC%20and%20Guyra%20DCPs/www.planning.nsw.gov.au
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Complying Development  


Under the Codes SEPP, a range of specified development can be undertaken via a simplified 


approvals process called ‘Complying Development’. Various conditions must be met for the 


development to be undertaken as Complying Development including meeting the requirements of 


the Building Code of Australia. Specific development types that could be undertaken provided that 


prescribed conditions are met include: Dwelling construction; Housing alterations; Commercial and 


industrial works; Subdivision; Demolition. Further details about what works would be permissible as 


Complying Development can be found in the Codes SEPP. Council staff are also available to advise 


whether a proposed development can be undertaken as Complying Development and what 


documentation and other requirements are needed. 


 Full Development Application  


All other development requires approval via a formal Development Application (DA). Council’s DA 


pro-forma provides details about the information requirements for a DA. This DCP provides 


additional information about design and planning considerations that must be taken into account as 


part of the assessment of a DA. Prospective applicants should refer to the relevant chapters of the 


DCP in order to check what matters they will need to attend to prior to lodgement of a DA.  


Variations for individual applications/assessment on merit  


All development applications are assessed in relation to the relevant legislation, and the merits and 


circumstances of the application. The development controls in this DCP are a set of ‘deemed to 


satisfy’ provisions that Council is satisfied will achieve the relevant objectives. Council will consider 


alternative solutions where an Applicant can demonstrate that the development would satisfy the 


objectives. Alternative solutions must demonstrate that a better outcome can be achieved than 


would be the case if the development standard were applied. Where applicants wish to apply for 


variations to controls in this DCP, we recommend early discussion with planning staff.  


State Environmental Planning Policies (SEPPs)  


Some development types can be undertaken in accordance with the provisions set out within a 


particular SEPP which would take precedence over both the Armidale Regional Local Environmental 


Plan 2012 (LEP 2012) and this document.  


Building Code of Australia (BCA) 


 The BCA applies for all building construction works. Irrespective of any other control in this 


document, the BCA will take precedence. 
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Section 2 Site Analysis and General Controls  


Chapter 2.1 Site Analysis 


Part 1 General provisions....................................................................................................................1 
1.1 Introduction .................................................................................................................1  
1.2 Objectives.....................................................................................................................1  
1.3 Land to which this chapter applies ..............................................................................1  
1.4 Addressing the guidelines in this chapter....................................................................1  


Part 2 Site Analysis ..............................................................................................................................1 


2.1 Heritage items and/or Heritage Conservation Areas...................................................2  


2.2 Removal or pruning of trees to facilitate development ..............................................2  


2.3 Proposals for removal of street trees to facilitate development ................................2  


2.4 Essential services..........................................................................................................2  


2.4.1 Water supply ...................................................................................................3  


2.4.2 Sewerage system requirements......................................................................3  
2.4.3 Electricity and telecommunications supply ....................................................3  


2.4.4 Stormwater drainage ......................................................................................3  


2.4.5 Road access.....................................................................................................4  


2.5 Flood prone land..........................................................................................................4  


2.6 Bushfire prone land......................................................................................................4  


2.7 Contaminated land.......................................................................................................5  


2.8 Earthworks and geotechnical assessments..................................................................5  


Part 3 Erosion, run-off and sediment management on site................................................................5  


Part 4 State Environmental Planning Policies .....................................................................................6  
4.1 State Environmental Planning Policy (Biodiversity and Conservation) 2021 


......................................................................................................6  
4.2 State Environmental Planning Policy (Primary Production and Rural  Development)  2019 
............................................6  
4.3 Other State Environmental Planning Policies..............................................................6  


Part 5 Land Use Conflicts.....................................................................................................................6 
5.1 General land use conflict matters................................................................................6  
5.2 General noise and vibration matters...........................................................................6  
5.3 Airport Buffer and the Wastewater Facility Buffer......................................................7  
5.4 Buffers for dust, odour or spray drift...........................................................................7  
5.5 Overshadowing ............................................................................................................7  
5.6 Lighting structures in the vicinity of Armidale Regional Airport..................................7 
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Part 1 General provisions  


1.1 Introduction  


This chapter outlines the site analysis requirements for all development in the Armidale Regional 


Council local government area. Undertaking site analysis is mandatory for any development, 


including subdivision. The site analysis establishes the development context by identifying and 


explaining graphically how the proposed buildings, works or lots will relate to each other and their 


immediate surrounds, and will show the key influences on the design. The site analysis will identify 


land use conflicts, and highlight the advantages, and the hazards and constraints, on the site. The 


purpose of this chapter is to outline the process of undertaking an analysis of your site, and how this 


site analysis will inform your development proposal.  


1.2 Objectives  


O.1 To encourage thoughtful planning, including lot layout and the design of new development, 


that considers the site advantages and constraints to maximise the effective use of the site.  


O.2 To reduce the risk to landowners and the public of loss of life; injury; or damage to property.  


O.3 To provide guidance on suitable passive and active protection measures relating to siting, 


layout, design and construction techniques, and landscaping where site constraints and 


hazards occur.  


O.4 To ensure that the lot layout and the design of new development minimises the 


environmental impact of development, and the impact on the amenity of the locality and the 


streetscape.  


1.3 Land to which this chapter applies  


This chapter applies to all land in the Armidale Regional Council local government area.  


1.3 Addressing the guidelines in this chapter  


The guidelines for site analysis are set out in this chapter. These are expressed in the form of 


objectives that need to be addressed for each development proposal. For each objective (O), 


‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. Alternative approaches 


may be proposed, provided these adequately address the relevant objectives and comply with 


legislation.  


Part 2 Site Analysis  


A site analysis is necessary to ensure that the development is of high quality, sensitive to its 


environment and positively contributes to its context. A thorough site analysis will ensure that site 


layout and building design addresses existing and possible future opportunities and constraints of 


both the principal site and its surrounds. An analysis of the site and its context is a fundamental stage 


of the design process and will support many key design decisions relating to the proposal. The site 


analysis allows consideration of a range of issues that may affect development, such as: siting for 


solar access; overshadowing; community safety; road access; availability of essential services; aspect 


and views; privacy; vegetation; heritage; noise; bushfire risk; energy consumption and waste 


generation. The applicant must demonstrate to Council that a site analysis has been undertaken in 


preparing the site for development, and that due consideration has been given to the identified 


opportunities and constraints. Where land use conflicts, hazards and or constraints are identified on 
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the site, these must be addressed in the development application; in the Statement of Environmental 


Effects (SEE); and in your site analysis and site plans. Specialist reports may also be required.  


Section 2 - Site Analysis and General Controls must be read in conjunction with the relevant chapter 


relating to the type of development being undertaken. Other chapters in Section 2 relate to specific 


land use and constraints issues.  


2.1 Heritage items and/or Heritage Conservation Areas  


S.1 Where development is to take place on a heritage item (or an interim heritage item), or in a 


heritage conservation area, the relevant provisions in LEP 2012 Clause 5.10 and heritage 


Chapters 2.3 European Heritage or 2.4 Aboriginal Heritage must be addressed.  


2.2 Removal or pruning of trees to facilitate development  


S.2 Where tree removal or pruning is required to facilitate development, the relevant provisions 


in LEP 2012 Clause 5.9 and Chapter 2.2 – Tree Preservation must be addressed.  


S.3 All existing vegetation and vegetation proposed for removal must be identified on a site plan 


(including location and species).  


S.4 Buildings, internal driveways and outbuildings must be sited to minimise the requirement for 


tree removal.  


2.3 Proposals for removal of street trees to facilitate development  


S.5 Proposals for street tree removal must be addressed prior to submitting a Development 


Application.  


Note: Street tree removal is considered in Council’s POL120 Urban Streetscape (Street Vegetation) 


Policy. All alternatives to street tree removal must be considered and alternative solutions 


addressed in any application. Compensation for the removal of street trees is required.  


2.4 Essential services  


LEP 2012 Clause 6.6 requires that development consent must not be granted unless services that are 


essential for the development are available or that adequate arrangements have been made to make 


them available when required. This includes services for:  


a) the supply of water;  


b) the disposal and management of sewage;  


c) stormwater drainage or on-site conservation;  


d) the supply of electricity;  


e) suitable road access.  


It is recommended at the site analysis stage of the development that applicants seek advice from the 


appropriate servicing authority to confirm that the relevant services and service capacity for the 


specific development is, or can be, made available.  


The following information must be identified on a site plan:  


S.1 The location of utility services, including electricity poles and lines (above and below ground), 


stormwater drainage lines, natural drainage and kerb crossings.  
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S.2 The location of any infrastructure easement or rights-of-way.  


2.4.1 Water supply  


S.3 Water servicing requirements are outlined in Council’s Water and Sewerage Development 


Servicing Plans and the relevant DCP Chapter.  


2.4.2 Sewerage system requirements  


S.4 Sewerage servicing requirements are outlined in Council’s Water and Sewerage Development 


Servicing Plans and the relevant DCP Chapter.  


2.4.3 Electricity and telecommunications supply  


S.5 Electricity supply must be provided in accordance with the requirements of the relevant 


authority.  


S.6 Where an electricity supply is proposed, consideration is to be given to the likely future 


extension of the power supply into surrounding properties that may be subject to future 


subdivision or development. In these circumstances, logical, efficient and environmentally 


sensitive extensions to electricity supply networks should be planned in consultation with the 


relevant power authority.  


S.7 Council will also consider alternative methods of providing power if:  


a) it is provided in accordance with relevant Australian Standards;  


b) it can be demonstrated that it will be sufficient to meet the needs of the proposed use of 


the land; and  


c) where the power supply is to serve more than one lot, appropriate measures or 


agreements will be put in place to ensure ongoing provision and maintenance.  


S.8 Internal connections of the power supply are to be located to avoid or minimise the removal 


of trees.  


S.9 Electricity boxes and telecommunications supply boxes should not be located on the front 


façade of a new building.  


S.10 Battleaxe allotments are to be serviced with underground electricity to the rear of the 


accessway.  


S.11 The developer is responsible for the cost of any extension and connection of electricity, 


telecommunication and NBN services. Electricity Sub-Stations and Telstra Multiplexers 


Essential Energy and Telstra are to be consulted to determine if provision must be made for 


either sub-stations or multiplexers within any subdivision. Applicants must supply written 


evidence that they have consulted the relevant authorities and addressed the Council’s 


preference for infrastructure locations as part of the documentation accompanying any 


subdivision application.  


S.12 Sub-stations or multiplexers are to be located within public reserve areas where possible.  


2.4.4 Stormwater drainage  


S.13 Stormwater drainage requirements are outlined in DCP Chapter 2.7 Floodplain Protection 


and Stormwater Drainage.  
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S.14 Stormwater drainage systems must be designed to be easily accessible and maintained.  


S.15 Drainage from sites should reflect the pre-existing or natural situation in terms of location, 


quantity, quality and velocity. The works are to include measures for sediment control, 


denitrification and scour protection. S.16 In some circumstances, drainage easements over 


adjoining properties may be required.  


Consent from the adjoining property owner is to be submitted as part of the development 


application.  


2.4.5 Road access  


S.17 Road access requirements are outlined in the relevant DCP Chapter.  


2.5 Flood prone land  


The following provisions are based on the recommendations of the Armidale Floodplain 


Management Plan (1998) and the Armidale Flood Study (2004) but with changes to the definitions 


and terms used so that they are consistent with those in the NSW Government Floodplain 


Management Manual (2005).  


For land outside Armidale, Council has not undertaken flood studies for watercourses. However, 


Council has completed studies for land subject to a Probable Maximum Flood (PMF) in the event of a 


dambreak for properties downstream from Dumaresq Dam, Puddledock Dam, and Malpas Dam/Gara 


Dam. Flood maps for a Dambreak PMF are held at Council.  


S.18 Development in mapped flood prone areas must be designed to take into account the 


provisions of LEP 2012 Clause 6.2 Flood planning, Chapter 2.7 Floodplain Protection and 


Stormwater Drainage and be designed in accordance with the current Council’s Floodplain 


Management Policy POL038.  


2.6 Bushfire prone land  


O.1 To reduce the level of fire risk associated with building in bushfire-prone areas by adopting 


suitable passive and active protection measures relating to siting, layout, design and 


construction techniques, and landscaping.  


O.2 To provide access for emergency vehicles and evacuation routes. Subdivision and construction 


on bushfire prone land requires approval under Section 100B of the Rural Fires Act, 1997 (RFA, 


1997) and is, therefore, integrated development for the purposes of Section 91A of the 


Environmental Planning and Assessment Act, 1979.  


S.19 A bush fire safety authority (s100B, RFA,1997) must be obtained before undertaking 


subdivision of bush fire prone land for residential or rural residential purposes or development 


of bush fire prone land for a special fire protection purpose (refer to Rural Fires Act,1997).  


S.20 All development (including subdivision) on designated bush fire prone land must meet the 


requirements of the current Planning for Bush Fire Protection and its Appendices, and the 


current Australian Standards AS3959 – Construction of Buildings in Bush Fire Prone Areas.  


This will include addressing the following key issues:  


a) asset protection zones between the proposed building and adjacent unmanaged 


vegetation;  
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b) water supply for fire fighting purposes;  


c) road access;  


d) emergency vehicles and possible evacuation;  


e) footpath connections;  


f) access layout, design and construction standards;  


g) the location of utilities.  


S.21 Emergency and/or footpath connections are to be provided into residential areas with only 


one road access and with more than 30 allotments.  


2.7 Contaminated land  


 State Environmental Planning Policy  (Resilience and Hazards), 2021 advises that no consent for 


development may be granted unless there is consideration of whether the land is contaminated, and, 


where land is contaminated, whether the land is suitable either in its contaminated state, or after 


remediation for the proposed development.  


The SEPP is supported by the Government’s Contamination Land Planning Guidelines. This document 


provides a list of potentially contaminating activities and extensive advice about the identification, 


management and remediation of contaminated land.  


S.22 Where a Development Application is submitted and an applicant is aware of any activities on 


the subject land that may have led to land contamination, including historical use of the land, 


this information must be provided to Council and the Environment Protection Authority (if not 


already provided).  


S.23 Where it is proposed to carry out development on land that has been identified as 


contaminated or potentially contaminated, the provisions of State Environmental Planning 


Policy  (Resilience and Hazards), 2021 and DCP 2024 Chapter 2.5 Contaminated Land and any 


other relevant legislation must be addressed in the development application.  


2.8 Earthworks and geotechnical assessments  


Earthworks include site excavation, fill, retaining walls and batters.  


S.24 Where earthworks are required to facilitate development, the relevant provisions in LEP 


2012 Clause 6.1 Earthworks and DCP 2024 Chapter 2.6 – Earthworks and Geotechnical 


Investigations must be applied.  


Chapter 2.6 also outlines the requirements for designing to manage geotechnical risks such as slope 


or spring activity, and soil shrink-swell movement. Refer to Chapter 2.6 and the accompanying DJ 


Douglas report for geotechnical information in the Armidale area. The information in the report is to 


be used to undertake precautionary works and to develop appropriate engineering solutions for 


development where these hazards exist.  
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Part 3 Erosion, run-off and sediment management on site  


S.1 Run-off and erosion controls must be implemented to prevent soil erosion, water pollution or 


the discharge of loose sediment on the surrounding land by:  


a) diverting uncontaminated run-off around cleared or disturbed areas; 


b) erecting a silt fence to prevent debris escaping into drainage systems and waterways;  


c) preventing tracking of sediment by vehicles onto roads; and  


d) stockpiling top soil, excavated materials, construction and landscaping supplies and 


debris within the lot.  


S.2 Erosion and sediment control measures are to be designed to comply with the current 


Landcom Manual for Managing Urban Stormwater Soils and Construction (4th Edition, 2004).  


S.3 Erosion and sediment control measures are to be implemented and maintained during the 


period of construction. The development consent conditions will specify the applicable 


requirements for erosion and sediment control.  


Part 4 State Environmental Planning Policies  


4.1 State Environmental Planning Policy (Biodiversity and Conservation), 2021 


SEPP (Biodiversity and Conservation), 2021 encourages the conservation and management of natural 


vegetation areas that provide habitat for koalas to ensure permanent free-living populations will be 


maintained over their present range.  


S.1 For land that has an area of more than 1 hectare, or has, together with any adjoining land in the 


same ownership, an area of more than 1 hectare (whether or not the development application 


applies to the whole, or only part, of the land), the provisions of SEPP (Biodiversity and 


Conservation), 2021 must be considered and addressed in your development application.  


4.2 State Environmental Planning Policy (Primary Production and Rural Development) 2019   


This clause applies to land in a rural zone (RU1, RU4 and RU3), a rural residential zone (R5) or an 


environment protection zone (C1, C3 and C4). State Environmental Planning Policy (Rural Lands) 


2008 requires applicants to consider the proper management, development and protection of rural 


lands and to reduce land use conflicts when developing rural lands for rural and related purposes.  


S.2 For development in a rural zone, a rural residential zone or an environment protection zone, 


the provisions of State Environmental Planning Policy (Rural Lands) 2008 must be considered 


and addressed in your development application.  


4.3 Other State Environmental Planning Policies  


A range of other State Environmental Planning Policies apply to specific types of development. A list 


of all SEPPs can be found under the Environmental Planning Instruments (EPIs) heading ‘S’ at 


http://www.legislation.nsw.gov.au/maintop/scanact/inforce/NONE/0  


 


 


 



http://www.legislation.nsw.gov.au/maintop/scanact/inforce/NONE/0





 


Page 18 of 365 
 


Part 5 Land Use Conflicts  


Potential land use conflict may arise between future development and existing adjacent land use. 


Nuisance can result from existing or proposed developments that generate dust, spray drift, odour, 


lighting, vibration or noise.  


5.1 General land use conflict matters  


S.1 Where land use conflicts have been identified, a suitably qualified person must prepare an 


assessment of the impacts, and outline the potential affects on the proposed development 


and on the surrounding developments. In addition, recommendations for mitigation must be 


provided.  


5.2 General noise and vibration matters  


S.2 Where development is proposed near busy roads, rail corridors, airports, wind farms and 


other potential noise producing development; or, where a proposed development may 


generate noise that will impact on the surrounding area, the impact of the noise may require 


assessment.  


S.3 Where a noise (acoustic) assessment is required, the assessment must be prepared by a 


suitably qualified person, and outline the impacts of the noise on the proposed development 


and surrounding developments. In addition, recommendations to mitigate the noise impact on 


existing or future development will be required.  


S.4 For detailed information relating to noise impacts on development and the requirements for 


assessment, refer to Chapter 2.8 Noise. S.5 Where development is proposed adjacent to a rail 


corridor, the potential impact of vibration on the development is to be identified along with 


measures to reduce any adverse impact.  


5.3 Airport Buffer and the Wastewater Facility Buffer  


The LEP 2012 maps identify buffer areas around the Armidale Regional Airport and the Armidale 


Wastewater Facility.  


S.6 Proposals for development in the Airport Buffer and the Wastewater Facility Buffer are 


required to address the relevant provisions in LEP 2012 Clause 6.4 and 6.5.  


5.4 Buffers for dust, odour or spray drift  


Existing activities on the same land on which the building is to be erected, or activities on nearby 


land, may adversely affect the residential amenity of a proposed dwelling, or the well being of 


employees or visitors to business and/or industrial sites.  


S.7 Subdivision or development adjacent to a site producing dust or spray drift must include a 


separation buffer from the source of at least 150m.  


S.8 Subdivision or development adjacent to a site producing odour (e.g. development such as a 


saleyards, or livestock facility), the separation distance must be at least 500m.  


S.9 Reduced separation distances may be considered where the emission can be reduced or 


eliminated.  
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5.5 Overshadowing  


S.10 Development proposals are to limit overshadowing to avoid an unreasonable reduction in 


sunlight access to the open space of surrounding properties, including public spaces regularly 


used by pedestrians.  


S.11 Shadow diagrams are to be submitted with a development application for development 


comprising two or more storeys or exceeding 8.5 metres in height, whichever is the lesser. The 


diagrams should be prepared by an appropriately qualified person and be based on a survey of 


the relevant site and adjoining development, including public spaces and streets. 5.6 Lighting 


structures in the vicinity of Armidale Regional Airport  


S.12 Consent must not be granted for lighting structures or fixtures within 4.5 kilometres of the 


runway ends, and 750 metres of the runway centreline extension, of the Armidale Regional 


Airport unless the consent authority has considered the requirements of the Civil Aviation 


Safety Authority for Lighting in the Vicinity of Aerodromes. 
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Part 1 General Provisions  


1.1 Introduction  


Council considers it important to preserve and manage existing tree plantings to maintain the scenic 


qualities of the local landscape and streetscape. In addition to their aesthetic qualities, new and 


replacement plantings are encouraged to establish and maintain green corridors, to increase species 


diversity, and to reduce the impacts of pollution and climate change.  


This chapter outlines the provisions for the preservation of trees or other vegetation to which Clause 


5.9 - Preservation of trees or vegetation of the Armidale Regional Local Environmental Plan 2012 (LEP 


2012) refers.  


1.2 Objectives 


O.1 To conserve the environmental heritage of Armidale and its surrounds;  


O.2 To retain healthy trees of environmental and aesthetic value;  


O.3 To minimise injury to, or destruction of, trees and native vegetation;  


O.4 To ensure that proper consideration is given to trees and native vegetation in designing, 


planning and constructing development;  


O.5 To retain viable representative samples of native vegetation and biodiversity values wherever 


practicable;  


O.6 To facilitate the removal of undesirable exotics, noxious weeds, dangerous trees and any 


other inappropriate plantings, and to replace these with suitable species. 


1.2 Land to which this chapter applies  
 


This chapter applies to the following zones in the local government area: 


 


R1 General Residential SP2 Infrastructure 


R2 Low Density Residential E1 Local Centre 


R5 Large Lot Residential E2 Commercial Core 


RU5 Village MU1 Mixed Use 


E4 General Industrial E3 Productivity Support 


C3 Environmental Management, 
except for land shown in 
Appendix 1 


RE1 Public Recreation 


C4 Environmental Living RE2 Private Recreation 


and, in the following zones where the tree, is, or forms part of a heritage item; is an 
Aboriginal object or is within an Aboriginal place of heritage significance. 


RU1 Primary Production C3 Environmental Management - land 
shown in Appendix 1 


RU4 Primary Production Small Lots   


 
1.3 Heritage items (trees, landscapes and grounds) and heritage conservation areas  


Heritage items (including trees, landscapes and grounds) and heritage conservation areas are listed 


in Schedule 5 – Environmental Heritage of LEP 2012. For information on identifying Aboriginal objects 


or an Aboriginal place of heritage significance, please contact Council. Further information on 


heritage matters can be found in Clause 5.10 of LEP 2012, and elsewhere in this DCP.  







 


Page 22 of 365 
 


  







 


Page 23 of 365 
 


Part 2 Where Council approval is not required for tree removal or pruning  


2.1 Tree pruning  


Consent for pruning is not required for:  


a) the removal of dead branches;  


b) the crown maintenance pruning of a fruit tree grown for the purpose of fruit or fodder 


production;  


c) the crown thinning to reduce canopy density of a tree. Crown thinning should not exceed 


20% of the area of the canopy. Structural branches must be maintained. The maximum 


diameter of branches to be removed is 50mm.  


2.2 Tree removal  


Consent for tree removal is not required where:  


a) a tree is dying or dead, and the tree is not required as the habitat of native fauna. 


Although consent is not required, documentation, including photographs clearly 


showing that the tree is dying or dead, must be taken and forwarded to Council prior to 


the tree removal. Any assessment by the owner of the tree must consider the habitat 


potential for native fauna, such as tree hollows, koala food tree species etc. If in doubt 


on any of the above issues, you must contact the Council for confirmation that the tree 


may be removed without consent;  


b) the Council is satisfied that the tree is of risk to human life or property;  


c) the trunk of the tree is located within 3 metres of the nearest external wall of an existing 


habitable building and is located within the same property (this does not include a 


detached garage; outbuilding; pergola, deck; or caravan);  


d) the trunk of the tree is located within 3 metres of any underground utility service.  


In addition to the above, in the C3 Environmental Management and C4 Environmental Living zones, 


consent is not required for the removal of native vegetation, other than trees, for the purpose of 


creating gardens if the area to be cleared:  


a) is within 35 metres of a proposed or existing dwelling on the same lot as the proposed 


removal; and  


b) the clearance area is not more than 500 square metres.  


2.3 Situations where this chapter does not apply  


This chapter does not apply:  


a) where a property vegetation plan or development consent is issued under the provisions 


of the Native Vegetation Act 2003 (NV Act)1,2 (see Part 5); b) in the RU1 Primary 


 
1 The Native Vegetation Act, 2003 has been superseded by the Local Land Services Act, 2013 and the 
Biodiversity Conservation Act, 2016. Further information can be found at: 
https://www.environment.nsw.gov.au/topics/animals-and-plants/native-vegetation/land-clearing-approvals, 
 
2 Information about property vegetation plans (PVPs) approved under the Native vegetation Act, 2003 
are still available in the public register on the NSW Government’s Environment and Heritage website. 



https://www.environment.nsw.gov.au/topics/animals-and-plants/native-vegetation/land-clearing-approvals

https://www.environment.nsw.gov.au/topics/animals-and-plants/native-vegetation/historic-native-vegetation-legislation#:~:text=The%20Native%20Vegetation%20Act%202003,the%20Biodiversity%20Conservation%20Act%202016.
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Production and RU4 Primary Production Small Lots zones unless the tree or vegetation 


has heritage significance;  


c) in the C3 Environmental Management zone that is shown in Appendix 1 to this document 


(Map 1), unless the tree or vegetation has heritage significance;  


d) where the removal is required for the maintenance of a bushfire asset protection zone 


required by a development consent;  


e) where the tree or vegetation is required to be removed as part of a Section 66 Directive to 


undertake bush fire hazard reduction work under the Rural Fires Act 1997; 


f) where the tree or vegetation is required to be removed by the NSW Rural Fire Service because 


it poses or will pose a significant threat to access along required fire trails, or to human life, 


buildings or other property during a bushfire;  


g) where the tree or vegetation has otherwise become dangerous from actions associated with 


hazard reduction burns, or a bushfire;  


h) where the tree or vegetation is required for immediate removal where this is essential for 


emergency access or emergency works by Council or the State Emergency Services; or 


 i) where the action to remove or prune the tree or vegetation is undertaken under legislation 


concerning the removal or pruning of trees, such as the following:  


i) Forestry Act, 1916;  


ii) Noxious Weeds Act, 1993;  


iii) Electricity Supply Act, 1995;  


iv) Surveying and Spatial Information Act 2002;  


v)Local Land Services Act, 2013 


vi) Biodiversity Conservation Act, 2016.  


Part 3 Where Council approval is required for tree removal or pruning  


3.1 Permit required – where there is no related development activity  


A permit is required for the removal or pruning of a tree or vegetation where the tree removal or 


pruning is not part of an application for development consent or for a Complying Development 


Certificate (see Sections 3.2, 3.3 and 3.4 below); and any of the following apply:  


a) the height of the tree is greater than 6 metres;  


b) the tree is dying or dead, but the tree provides habitat for native fauna (eg. a koala food 


tree);  


c) the crown thinning (to reduce the canopy density of a tree greater than 6 metres high), is 


in excess of 20% of the area of the canopy;  


d) the tree or vegetation, is, or forms part of a heritage item; is within a heritage 


conservation area; is an Aboriginal object or is within an Aboriginal place of heritage 


significance. Council must be satisfied that the works are of a minor nature and must 


not have an adverse impact on the heritage item or place. If the works are not of a 


minor nature, development consent is required. See Clause 5.9(7)(c) & (d) and Clause 
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5.10(a)(i) & (ii) of the LEP 2012 for the circumstances under which a permit may be 


issued.  


A ‘Permit for Tree Removal or Pruning’ form must be completed and submitted to Council. A 


decision will be provided in writing to the applicant after consideration under the Assessment 


Criteria in Part 4.  


3.2 Where Council approval is required for tree removal or pruning as part of a Development 


Application  


Where a tree or vegetation requiring Council approval under this chapter is proposed to be 


pruned or removed in connection with development, the pruning or removal must be addressed 


as part of the Development Application.  


The applicant will be notified of Council’s decision as part of any consent for that development. 


The consent may have specific conditions relating to the tree removal or pruning, including 


protection during site works, landscape planning, compensatory planting, habitat boxes and other 


remedial actions.  


3.3 Where Council approval is required for tree removal or pruning of a tree with heritage 


significance  


Development consent is required where the tree is, or forms part of a heritage item; is within a 


heritage conservation area; is an Aboriginal object or is within an Aboriginal place of heritage 


significance (see LEP 2012 Clause 5.10).  


The applicant will be notified of Council’s decision in writing and any consent may include 


conditions relating to the tree removal or pruning.  


A heritage management document may be required as part of any consent process. The heritage 


management document will assess the impact of the tree removal on the heritage significance of 


the item or heritage conservation area. Council will advise an applicant where this is required. 


3.4 Where Council approval is required for tree removal or pruning as part of a Complying 


Development Certificate  


State Environmental Planning Policy (Exempt and Complying Development Codes), 2008 (Codes 


SEPP) includes provisions for the removal of a tree as part of development under a Complying 


Development Certificate. Please refer to the SEPP (Exempt and Complying Development Codes), 


2008 and LEP 2012 Clauses 3.2 and 3.3 for relevant provisions.  


Where the Complying Development Certificate application involves the removal or pruning of a 


tree or other vegetation that does not meet the provisions outlined in the above legislation, a 


permit or development consent for the tree removal or pruning will be required.  


Part 4 Assessment criteria  


A permit or development consent must not be granted unless Council has assessed the following 


matters:  


a) the reasons for the proposed work; 


b) the contribution to the local landscape or streetscape;  


c) the heritage significance of the vegetation or landscape;  


d) the type and rarity of the species;  
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e) the ecological significance of the tree;  


f) the effect on threatened species, populations or ecological communities, or their 


habitats;  


g) the number of trees in the vicinity;  


h) the risk to life or property;  


i) whether new compensatory plantings are proposed;  


j) any impact on solar access to properties;  


k) any soil conservation and erosion issues.  


In addition to the above criteria, the following assessment criteria will also be considered for the 


removal of native vegetation in the C3 Environmental Management and E4 Environmental Living 


zones:  


a) the adequacy of vegetation retention and future landscape proposals;  


b) the contribution of the vegetation to wildlife corridors or as habitat for native fauna;  


c) the contribution of the vegetation to the scenic qualities of the locality;  


d) the effect of any vegetation removal on the viability and quality of the bushland and, in 


particular, the likelihood of the spread of weeds or of undesirable and exotic species in 


the bushland.  


Part 5 Penalties  


A person found contravening these controls may be issued with a penalty infringement notice 


and/or an order to undertake works to meet compliance, to rectify damage, and/or to make 


compensation plantings.  


Failure to act on an order may incur additional action in the Local Court or the Land and 


Environment Court.  


Part 6 Definitions  


injury and destruction includes the administering of a chemical or artificial substance to a tree or 


part of a tree or, the alteration of ground level or water table which causes damage to the tree or 


any part of the tree including roots. This includes any physical injury especially by machinery on 


construction sites.  


of risk to human life or property means a tree that is likely to inflict imminent liability or harm to a 


person’s life or property.  


pruning means the removal of any stem/s back to the intersection of another stem/s to a swollen 


area of the intersection called the branch collar. This also means any act or acts of severing any 


part of a tree so as to cause reduction of the air space occupied by the branches and foliage of a 


tree. 


 removal means the cutting down or dismantling of a tree so that the tree, including its branches, 


foliage, trunk, stump and root system will not regrow. This includes the poisoning of the stump 


and/or roots and/or removal or grinding out of its remains to prevent regrowth.  


tree means a long lived woody perennial plant with one or relatively few stems. The tree may be 


indigenous, endemic, exotic or an introduced species.  
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For all other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Appendix 1 : Land in E3 zone where Chapter 2.2 does not apply 


 
 


 


 


 


Chapter 2.3 European Heritage 
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Part 1 General provisions  


1.1 Introduction  


Armidale Regional Council LGA has an outstanding built, natural and cultural heritage including 


places of historical, scientific, cultural, social, archaeological, architectural, natural or aesthetic value. 


Council's aim is to protect, conserve and enhance places with heritage significance, for the benefit of 


its citizens, the community generally and for future generations.  


This chapter outlines the provisions for the conservation of environmental heritage to which Clause 


5.10 – Heritage Conservation of the Armidale Regional Local Environmental Plan 2012 (LEP 2012) 


refers, and provides detailed guidance on Council's approach to heritage conservation, including 


architectural guidelines for both restoration projects and for new work in places of heritage 


significance.  


1.2 Objectives  


O.1 To protect and conserve items and places with heritage significance in Armidale Regional 


Council LGA;  


O.2 To assist in the implementation of relevant Heritage Studies.  


O.3 To promote and encourage appropriate and sympathetic design solutions where restoration 


or new work is proposed for properties or places of heritage significance in the area.  


O.4 To improve the appearance of local streetscapes.  


O.5 To ensure the setting of places of heritage significance and the streets in which they are 


located are not compromised by unsympathetic new development.  


O.6 To provide potential developers and the general public with clear information on heritage 


conservation.  


1.3 Land to which this chapter applies  


This chapter applies to land in the Armidale Regional Council local government area.  


1.4 Addressing the guidelines of this chapter  


The guidelines for European heritage are set out in this chapter. The objectives and guidelines need 


to be addressed for each development proposal. Alternative approaches may be proposed, provided 


these adequately address the relevant objectives and guidelines and comply with legislation.  


1.5 Heritage items and/or Heritage Conservation Areas  


If development is to take place on a heritage site or item (including an archaeological site or item), or 


in a heritage conservation area, the objectives and guidelines outlined in this chapter must be 


addressed. For development that is likely to have an impact on a place of Aboriginal heritage 


significance or an Aboriginal archaeological site, please refer to Chapter 2.4 Aboriginal Heritage of 


this DCP.  


1.6 Armidale Regional Council LGA Heritage Studies  


Heritage studies have been undertaken to identify places of heritage significance in Armidale 


Regional Council LGA, including:  


• Armidale Heritage Study (Perumal Murphy, 1990)  


• Dumaresq Shire Heritage Study (EJE Town Planning, 1997)  
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• Armidale Archaeological Management Plan (P Watson, 2010).  


Each item has a Heritage Inventory Sheet identifying the significant features of the heritage item or 


the conservation area. The Heritage Inventory Sheets have been updated and converted to the State 


Heritage Inventory electronic format and are available on-line through the NSW Office of 


Environment and Heritage website - 


http://www.environment.nsw.gov.au/heritageapp/heritagesearch.aspx  


1.7 Significance  


As a general principle, Council seeks to ensure that development affecting heritage buildings and 


precincts recognises and respects, rather than detracts from, what is significant about them. 


‘Significance’ can usually be determined from a combination of visual inspection and historical 


research, which is summarised in Heritage Inventory Sheets. ‘Significant’ aspects would typically 


include architectural and aesthetic features, historic, scientific or cultural associations, the garden or 


landscape setting of a property or archaeological value.  


If a property is listed as a heritage item in the LEP 2012, there will be a heritage inventory sheet 


detailing what is significant about it. In some cases it will only be the part of the building visible from 


the street and in other cases, gardens and fences may be identified as significant as well.  


Most buildings will be significant only for the overall form and original external materials, or fabric. 


For some buildings the smaller detail is also likely to be important. This could include the particular 


decoration used on a door or window for example.  


Generally, the older a building the more important it is to retain the original fabric whether it is 


visible or not. Fabric means the building materials as they were originally constructed.  


Heritage Design Guidelines for residential and commercial areas in Armidale, initially produced by 


consultants Perumal Murphy as part of the Armidale Heritage Study in 1990, are reproduced in this 


chapter to assist applicants in preparing plans for alteration and extension of buildings.  


1.8 Burra Charter  


There are many different approaches to conservation. The preferred approach generally accepted by 


most practitioners is one based on principles set out in a document known as the ‘Burra Charter’. 


This document is based on an international convention for conserving outstanding monuments and 


sites. The principles are of great assistance in deciding what is appropriate. Some of the more 


relevant articles from the Burra Charter are quoted in these guidelines where appropriate. The 


Charter also provides us with some useful definitions. When most people talk about ‘restoration’ 


they mean putting back lost features using new materials. The term for this is ‘reconstruction’. 


Strictly ‘restoration’ means putting back original material only. Most alterations and additions in 


Armidale Regional Council LGA involve what is defined as ‘adaption’, which is a change to the known 


earlier state of the building.  


1.9 Basic Principles  


Our objectives lead to two important principles: 


1. All features of heritage significance should be conserved or reinstated. Any unsympathetic 


alteration should be removed and the original features and elements reconstructed as closely as 


possible.  


‘Restoration and reconstruction should reveal culturally significant aspects of the place.’ (Burra 


Charter, Article 18).  
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‘Reconstruction is appropriate only where a place is incomplete through damage or alteration, and 


only where there is sufficient evidence to reproduce an earlier state of the fabric. In rare cases, 


reconstruction may also be appropriate as part of a use or practice that retains the cultural 


significance of the place.’ (Burra Charter, Article 20.1)  


 


‘Reconstruction should be identifiable on close inspection or through additional interpretation.’ 


(Burra Charter, Art 20.2).  


 


Heritage buildings display an honesty of structural expression. They were built in a practical manner. 


The same spirit should be pursued when making an addition. Decorative elements should be 


constructed with the original technology. Designers should also be mindful of the original functional 


purpose of many of these elements. 


 


2. Whenever there is a choice, do whatever will improve the appearance and unity of the street.  


 


In most cases there will always be some choice; a choice of colour scheme for example. Only highly 


significant buildings should be painted in their original colours. Otherwise select a colour scheme 


which fits in with the existing streetscape. For new buildings or alterations to buildings not heritage 


listed, the degree of flexibility will be greater. Where there is considerable variety within a street or a 


row of buildings, features of the immediate neighbours should be taken as the starting point. If these 


are in very different or contrasting styles, your building should try and create a better link between 


them. The way to do this is to focus elements of both.  


 


Part 2 Heritage provisions of council’s local environmental plan  


 


2.1 Background  


 


The Council’s Heritage Studies have identified places of heritage significance in the local government 


area. These include cottages, substantial houses and homesteads, commercial, educational and 


industrial buildings of architectural and/or historical importance, as well as places of landscape and 


archaeological significance.  


 


From this list, places identified as ‘Heritage Items’ have been included in Schedule 5 of the LEP 2012. 


The LEP also identifies four ‘heritage conservation areas’ within Armidale, being areas where there 


are a substantial number of places of heritage significance. These areas are shown on the Heritage 


Map for LEP 2012 along with the location of each Heritage Item. The conservation areas are also 


shown on the Map in Appendix 1 – Armidale Heritage Conservation Areas.  


 


2.2 What are Council’s requirements for proposals affecting buildings or works?  


 


Clause 5.10 of LEP 2012 contains provisions for heritage conservation, including:  


 


a) when development consent is required.  


 


b) when development consent is not required.  


 


c) the documents that may be required to be submitted with a development application.  
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d) the matters that council must take into consideration before granting development consent.  


 


e) specific notification requirements to the heritage council for archaeological sites and 


nominated state heritage items.  


 


f) the circumstances where conservation incentives may apply.  


 


Council may require development applications involving places of heritage significance and places 


within heritage conservation areas to be accompanied by a heritage management document.  


 


In addition, where Council believes that specific policies and management mechanisms are necessary 


to ensure that the heritage significance of a place is protected in connection with proposed 


development and into the future, it may also require that a heritage conservation management plan 


be prepared. Such documents should be prepared by a competent person in accordance with NSW 


Office of Environment and Heritage – Heritage Branch requirements.  


 


See http://www.environment.nsw.gov.au/Heritage/publications/localresources.htm for further 


details and in particular Part 6 of the Local Government Heritage Guidelines on how to assess 


heritage significance.  


 


After appropriate research of documentary evidence (old photographs and other records, etc.) and 


investigation of the physical fabric of a place, significance and appropriate management strategies 


should be addressed in a heritage management document, as follows:  


a) For development that would affect a heritage item:  


i) a statement of the heritage significance of the item as part of the environmental heritage 


of Armidale Regional Council LGA;  


ii) the impact that the proposed development will have on the heritage significance of the 


item and its setting, including any landscape or horticultural features;  


iii) the measures proposed to conserve the heritage significance of the item and its setting;  


iv) whether any archaeological site would be adversely affected by the proposed 


development; and  


v) the extent to which the carrying out of the proposed development would affect the form 


of any historic subdivision.  


 


b) For development that would be carried out in a heritage conservation area: 


i) a statement of the heritage significance of the heritage conservation area and the 


contribution which any building, work, relic, tree or place affected by the proposed 


development makes to this heritage significance;  


ii) the impact that the proposed development would have on the heritage significance of 


the heritage conservation area;  


iii) the compatibility of any proposed development with nearby original buildings and the 


character of the heritage conservation area, taking into account the size, form, scale, 


orientation, setbacks, materials and detailing of the development;  


iv) the measures proposed to conserve the significance of the heritage conservation area 


and its setting;  
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v) whether any landscape or horticultural features would be affected by the proposed 


development; vi) whether any archaeological site would be affected by the proposed 


development; and  


vii) the extent to which the carrying out of the proposed development in accordance 


with the consent would affect any historic subdivision pattern. The importance of 


obtaining appropriate professional (e.g. architectural) assistance for significant works on 


sites of heritage importance cannot be over-emphasised. The use of professional 


advisers will be reflected in the quality (and usually in the resale value) of completed 


projects. Council requires as a matter of policy that heritage impact statements and 


heritage conservation management plans should be prepared and submitted by a 


competent professional practitioner, able to demonstrate their expertise and 


competence appropriate to the proposal. The NSW Office of Environment and Heritage - 


Heritage Branch maintains a list of Heritage Consultants which can be accessed at: 


https://www.environment.nsw.gov.au/topics/heritage/manage-heritage-


items/heritage-consultants-directory.  


 


For archaeological services, advice services can be found through the internet, eg: 


https://www.aacai.com.au/membership/full-members/ or http://www.asha.org.au/ or 


http://www.australianarchaeologicalassociation.com.au/  


 


2.3 Council’s Heritage Advisor and Referral of Matters to other Agencies  


 


Council retains the services of a specialist part-time Heritage Advisor (provided with assistance from 


the NSW Office of Environment and Heritage - Heritage Branch) and will seek the Advisor’s advice on 


applications involving places of heritage significance. The Advisor is also available for consultation 


with intending applicants and property owners.  


 


The NSW Office of Environment and Heritage - Heritage Branch/Heritage Council of NSW must be 


notified of applications affecting places listed on the State Heritage Register or subject to an interim 


heritage order under the Heritage Act, 1977. Such proposals are assessed as ‘Integrated 


Development’ for the purposes of the Environmental Planning and Assessment Act, 1979 and would 


not normally be approved without the concurrence of the Heritage Council. LEP 2012 also requires 


that Council notify the Heritage Council where it is proposed to demolish a nominated State heritage 


item or carry out development on an archaeological site. Property owners and intending developers 


should note that any proposed excavation work on an archaeological site requires an ‘excavation 


permit’ from the Heritage Council under the provisions of the Heritage Act, 1977.  


 


2.4 Notification of applications, including ‘advertised development’  


 


Apart from the notification provisions explained in Chapter 1.1 of this DCP, Council treats certain 


development applications involving places of heritage significance as ‘Advertised Development’ for 


the purposes of the Environmental Planning and Assessment Act 1979 and Regulation. This requires 


notice in the local press, advice to owners and occupiers of nearby land, as well as relevant 


Government agencies such as the NSW Office of Environment and Heritage. Such applications 


involve:  


 


a) any proposal for demolition/removal of a heritage item or of a building or work, tree or 


place in a heritage conservation area; and 
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b) proposed developments where an applicant seeks to use a building or land which is a 


heritage item for a purpose not normally permissible under Council’s LEP.  


 


Council may also decide to notify neighbours of applications involving places of heritage significance 


under its general notification policies set out in Chapter 1.1 of this DCP.  


 


2.5 What incentives does council provide for property owners?  


 


Council recognises that in some cases the public benefit of sympathetic maintenance and 


development of heritage properties can impose an unreasonable cost burden on private landowners. 


For this reason, the following ‘incentives’ are available from Council to assist property owners. These 


are in addition to those available under Clause 5.10 of LEP 2012.  


 


a) Council does not apply development application fees which may be required for projects 


which only require consent because of a heritage listing (e.g. repainting of a heritage 


item).  


 


b) Council may consider a variation to some planning requirements (e.g. parking) in favour 


of sympathetic heritage development. c) Council may elect to ‘substitute’ the public 


benefit of proposed works (e.g. restoration of a historic building) in lieu of development 


charges levied by Council, including charges pursuant to Sections 7.11 and 7.12  of the 


Environmental Planning and Assessment Act, 1979.  


 


Such concessions are dependant upon Council being satisfied that:  


 


a) the proposed development would have little or no adverse effect on the amenity of the 


locality or the heritage significance of the item/area, and the conservation of the 


building or item is dependent upon the concessions being granted; and  


 


b) the proposal and its implementation are consistent with a heritage conservation 


management plan (mandatory for proposals which seek to gain approval for 


nonconforming uses);  


 


c) where reduction of normal council charges is requested, the applicant has demonstrated 


to council's satisfaction that the proposed work (including related consultancy services) 


would:  


 


i) contribute effectively to the conservation of the heritage item or place; and  


 


ii) result in a loss or a significant cost penalty for the developer in comparison with other 


reasonable alternatives for site development - such submissions are to be supported 


by independent valuation evidence on comparative costs/returns of the project(s). 


Note: Relevant charges which would otherwise apply, plus a 20% inflation loading, being secured by 


an unrestricted bank guarantee. The bank guarantee is to be supported by a signed agreement from 


the person/company against whom it is drawn, authorising Council's access to the funds in the event 


that the approved conservation project is not completed to Council's satisfaction within an agreed 
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period (normally three years from the date of development consent). Such bank guarantees to be 


released by Council once approved conservation projects are completed, or in the event that a 


development consent lapses or is surrendered. In such cases, Council assistance would normally not 


exceed the equivalent of 10% of the cost of the proposed ‘conservation’ work and would not extend 


to the granting of a cash subsidy to a particular project. However, all requests for Council assistance 


will be examined on their merit. Council's decision in such cases will be final. Financial assistance 


may also be available through the Commonwealth & State Government grants system; Council can 


provide further details on request.  


 


Part 3 Heritage conservation guidelines for residential properties in Armidale Regional Council LGA 


3.1 Introduction  


This chapter is provided to assist building owners and designers in the process of managing a 


heritage item, whether it be to demolish, renovate, rebuild or restore a heritage building Armidale 


Regional Council LGA has many buildings of heritage significance dating back to the 1850s. There are 


several architectural features that are characteristic of Armidale Regional Council LGA, including the 


local Armidale ‘blue’ brick. Heritage in Armidale Regional Council LGA is represented by a range of 


periods, styles and building types.  


Heritage conservation does not aim to freeze development in time. The need to upgrade older 


homes to modern standards is recognised, however, changes should take place in the most 


sympathetic way possible. The elements that lead to an item or area being listed should be retained. 


These are the characteristics that create the heritage significance. Sometimes these characteristics 


relate to the external appearance of the building; but in other cases, there may be less visible 


aspects of historic or social interest, such as a particular event or story attached to the building. Each 


site must be considered on the significance of its merits, and also taking into account the needs of 


the owner, the cumulative impact of the changes and the community’s interest. In most cases there 


will be no conflict. A building that relates well to its neighbours will be more attractive to prospective 


purchasers.  


3.2 Local characteristics  


Most of Armidale’s older houses generally fall into one of two categories.  


1. Those that were built by the higher community were usually purposely designed for them. 


They tended to be very individual in terms of their layout and overall form. In their details and 


decoration they were more typical of their particular period.  


2. The houses built for the general community were much more conventional. The range of styles 


is also more limited than in metropolitan areas. Local builders tended to stay with standard 


forms they knew well.  


Decoration on most houses was to a degree more restrained than for their counterparts elsewhere. 


This was so even in the ostentatious late Victorian period. Partly this would have been due to the 


difficulty of obtaining the materials and craftsmen. Probably more important was a local preference 


for modesty and restraint. More than anything, it was the materials used which gave Armidale 


buildings a character of their own. Although the distinctive local brick was common, timber was even 


more in evidence. Armidale has a relatively high proportion of weatherboard houses, including some 


quite grand examples. The availability of good quality local brick reduced the dependence on stucco 


and stucco workers in the Victoria period. Decorative detail on Victorian buildings is more likely to be 
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of timber or cast iron. Many timber houses tended to use brick as well, often for foundations. It was 


also common for timber Bungalows of the 1920’s and 30’s to have brick porches. 
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3.3.1 Scale and proportion  


Every building has a characteristic scale and 
proportion in all its parts. ‘Scale’ refers to size. 
‘Proportion’ refers to the relative size of 
different parts or dimensions. These principles 
apply to the larger elements of a building (e.g. 
roofs), as well as the smallest (e.g. timber 
mouldings).  


3.3.2 Form  


Buildings of a particular historical style have 
elements of typical shape. A typical 1920’s 
Bungalow for example, has a low pitched 
gabled roof form. A Federation period house 
will often have both a complex roof and plan 
form.  


3.3.3 Symmetry/Asymmetry  


Much of the distinctive quality of historical 
houses is dependent on a balance between 
symmetry and asymmetry. For example, 
Federation houses normally have windows 
symmetrically arranged in walls, but the front 
gable is almost always asymmetrically placed.  


These design principles apply to all elements of 
the building, no matter how big or small. 
Although the range of possible problems and 
solutions is large, there are some patterns 
which appear frequently. 


 


 


3.4 Site planning priorities  


‘Conservation requires the retention of an appropriate visual setting and other relationships that 


contribute to the cultural significance of the place. New construction, demolition, intrusions or other 


changes which would adversely affect the setting or relationships are not appropriate.’ (Burra 


Charter, Article 8).  


If possible, keep additions to the rear. Preferably they should be designed as distinctly separate from 


the main building. As a rule, the less new work visible from the street, the better.  


 


 


If there is insufficient space for a rear extension, set it back as far as possible from the street. 
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Where sites are severely constrained, an attic or similar addition may be permitted providing it is 


largely within the existing roof form and not visibly prominent from the streetscape. Preferably, new 


features should not be introduced on the front facades of significant buildings however sympathetic. 


Otherwise very minor additions may be all that are possible. Look for ways of making better use of 


the existing space available rather than adding on. Some re-building at the rear may achieve this 


without compromising heritage values. 


 


 


 


3.5 Modifying existing houses  


Changes to the façade are generally not encouraged, particularly for heritage items and items in 


conservation areas, other than to reinstate original features. Minimise changes to materials and the 


roof form. For large complex roofs there may be more options. Changes may be less noticeable. 


Conservation is based on a respect for the existing fabric, use, associations and meanings. It requires 


a cautious approach of changing as much as necessary but as little as possible (Burra Charter, Article 


3.1).  


Don’t add decorative elements, no matter how sympathetic their styling. In making changes always 


try to be true to the original building. Simple cottages for example, should keep their simplicity. 


Decorative detail which has been removed may be put back, but you should not add decoration 


which was never there.  


High walls or fences and front garages can obstruct people’s view of older buildings. Traditionally, 


screening by hedges and planting is part of Armidale’s character. Garages and high fences, however, 


are structures which can create a less attractive, built-up character. Similarly, unsympathetic garden 


treatment (e.g. excessive use of concrete or paving, dense informal plantings) can detract from the 


historic street character. The principal elevations of a building shall not be altered other than to 


reinstate known missing elements or to restore the facade to its original detail.  
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a) The principal or street façade of the building shall not be altered in any way other than 


to restore original features to the building or remove previous detrimental alterations.  


b) Original timber windows and doors shall be retained and conserved.  


c) Windows shall not be widened, infilled or consolidated.  


d) Externally fixed security bars are not permitted.  


e) Metal or other pre fabricated materials shall not be used to clad timber weatherboard 


buildings.  


3.6 Materials and details  


As a rule, if the larger scale elements are designed effectively, the detailed elements will fit in well. 


Although it is rarely necessary to make exact copies of existing details, attention to materials and 


details is still important.  


3.6.1 Brickwork  


Note the brick and mortar colour, the type of joint and the brick laying pattern (called bonding). It 


may be possible to replace missing or damaged bricks with second hand bricks from the same 


period. You should also be able to obtain new bricks which closely match the original. Check the 


ranges available from different manufacturers. Original face brickwork should never be coated, 


painted or rendered. This destroys the building’s original colours and textures and robs it of its 


period character. 


 


 


 


 


 


3.6.2 Cement Render  


Cement render was rarely used in Armidale prior to 1930, except for decoration. Face brick was 


sometimes decorated with rendered bands or mouldings. Rough cast render was sometimes used as 


decoration in the Federation period.  


3.6.3 Timber  


Many building elements are made of timber, such as window frames, boarding, fascias, brackets, 


columns, friezes, etc. Many joinery companies have similar profiles in stock. If an exact copy is 


required the joiner can easily measure a profile to be run off. Timber buildings generally require 


more constant maintenance to keep them in pristine condition. Modern paints applied in accordance 


with manufacturers’ instructions, have quite a long life (up to 20 years) and can help keep 


maintenance costs down.  
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3.6.4 Metal  


Even in the Victorian period the use of cast iron was relatively limited and is generally limited to the 


grander and more prestigious buildings in Armidale such as the Railway Station, Lands Department 


and some hotels. Wrought iron was often used on fences in the early to mid twentieth century.  


3.6.5 Stone  


Stone was sometimes used as decoration on fences, base courses, sills, steps etc., but rarely used as 


the primary construction material.  


3.6.6 Roofing  


Both roof pitch and roofing materials are important. Slate was often used on more expensive 


buildings up until the First World War. Roofs were most commonly of corrugated iron, especially in 


the twentieth century. Terra cotta tiles are relatively rare for most of Armidale’s pre-1920 houses. 


Terra cotta was sometimes used for decoration on chimneys, ridge capping and rainwater heads. 


Modern materials such as ‘Colorbond®’ are not recommended for heritage items. If iron roofs are 


painted the work should be in traditional colours, e.g. ‘Red Oxide’. 


 


 


Any development involving the roofing elements of a building shall ensure that the relevant following 


criteria are satisfied:  


a) existing face brick gables or parapets shall not be rendered, painted or coated in any way.  


b) original roofing materials shall be retained and conserved.  


c) existing chimneys shall be retained and conserved.  


d) skylights, solar water heaters, solar panels, ventilators and dormer windows shall not be 


located on the street elevation of the building or be visible from the primary street 


frontage (refer to Part 3.9).  


e) roofing shall not be replaced with different materials, colours or profiles.  


f) roofing to new buildings is to be of pitched form to reinforce the existing character of the 


Heritage Conservation Area.  


g) roofing materials shall be slate, terra cotta tiles or corrugated metal.  


h) roofing colours shall be consistent with the materials and character of the building and 


Heritage Conservation Area.  


3.6.7 Verandahs and awnings  


Verandahs are a predominant characteristic of most early houses in Armidale. Any development 


involving verandahs and/or awnings shall ensure that the relevant following criteria are satisfied: a) 
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original awnings to windows shall be retained and conserved. b) verandahs and awnings are 


encouraged to be reconstructed where evidence of the original structure exists. c) original open 


verandahs shall not be enclosed.  


3.6.8 Windows and doors 


 In residential buildings doors are generally timber and windows are predominantly timber framed 


double hung or casement style with matching sill and head heights. Note whether window heads are 


straight or curved. Any development involving windows and/or doors shall ensure that the relevant 


following criteria are satisfied:  


a) original timber framed windows to the principal elevations of a building shall be retained and 


conserved and not replaced with aluminium framed windows. 


 b) windows and doors must be in timber to the streetscape elevations of the buildings.  


3.6.9 Paint  


What are the original paint colours? Scrape back newer layers of paint to see if there was an older, 


original colour. Scrapings should be taken from areas sheltered from sun and rain. Allow for fading of 


the original colour, matching can be achieved by a colour specialist. Previously unpainted surfaces 


should never be painted. This cannot be overemphasised. Painting of original stone or face brick is 


practically irreversible, as is cement rendering. Most major paint companies now have a full range of 


traditional colour tints and can offer technical advice. The paint scheme to any existing or new 


building is to be appropriate to the character of the building, streetscape and/or Heritage 


Conservation Area. 


3.6.10 Fencing  


Common materials were timber, iron and brick. Fences are particularly important when it comes to 


maintaining the character of older streets and should complement the style and character of the 


building and streetscape. Front fences were usually more decorative than side and rear fences. Side 


boundary fences usually reduce in height between the building line and the street boundary. 


 


Fencing should compliment the style and character of the building and contribute to the streetscape. 


Any development involving fencing shall ensure that the relevant following criteria are satisfied:  


a) original and/or early fencing is to be retained and conserved and should be repaired 


rather than replaced where possible.  


b) new fencing shall be consistent with the existing heights, style and materials of the 


streetscape.  


c) front boundary fencing shall generally be timber picket, timber and wire mesh, brick and 


wrought iron or brick and wire mesh or a combination of these materials.  
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d) front fencing shall be a minimum of 50% transparent and not exceed 1.2m in height.  


e) metal panel sheet fencing is not permitted on Heritage Items or forward of the building 


line within Heritage Conservation Areas.  


f) tall solid masonry walls shall not be constructed forward of the established building line.  


3.6.11 Gardens  


Ideally gardens should be in keeping with the period of the house. Some move back towards more 


traditional gardens would be desirable. For those who are interested, information about typical 


period gardens is available (Refer to Bibliography). 3.7 Car accommodation If you have choice as to 


where you put your car, the order of priority is as follows: 


 


a) Locate at the rear, with access from a rear 
lane. 


 
b) Locate at the rear with access from the front. 


 
c) Locate at the side of the house well set back. 


 
d) Uncovered paved area at the front. 


 
e) Park on the street.  


 


3.8 Garage setbacks from the front façade of the building  


It is traditional for garages, carports and sheds to be subservient buildings located at the rear of the 


site. Garages in front of the established building line or setback are strongly discouraged no matter 


how sympathetic. They obscure views of the main building and interrupt the established streetscape.  


a) garages should be set back at least 1m from the front façade of the dwelling.  


b) where there are reduced setbacks, garages should be set back at least 5.5m from the 


front boundary.  


c) prefabricated and/or aluminium carports and garages are not permitted on heritage 


items or contributory buildings in heritage conservation areas.  


d) garages and carports shall be complimentary in design, style, form and materials to the 


existing residence.  
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3.9 Subdivision and curtilage  


Where a lot is proposed to be subdivided, the existing building is to remain dominant and the 


existing garden setting and view corridors are to be retained where viewed from the public domain. 


3.10 Solar and wind energy installations  


Installation of solar and wind energy systems, including solar hot water systems, photovoltaic panels 


and small scale wind turbines should be undertaken in a manner that causes minimal visual or other 


impact on heritage items or heritage conservation areas, with an emphasis on concealing these 


devices from the streetscape or public views. Solar and wind energy installations shall comply with 


the relevant following criteria:  


a) systems (including metering devices) shall not be located on the elevation or visible 


from a public road or public place for any property which is a heritage item. For 


properties in heritage conservation areas, installations should not occur on the 


front/street elevation or be visibly obtrusive from a property’s primary street frontage. 


b) However, where it can be demonstrated that no other practical option exists, 


consideration may be given to installations visible from the street, provided that:  


 


i) the colour of the system would not contrast strongly with the colour of the 


roofing against which it would be viewed; and  


ii) the system would be viewed as one integrated element only, with straight 


edges (vs. multiple components or installations with jagged edges); and  


iii) the area/coverage of the system would not exceed 25% of the roof plane(s) of 


the building facing the primary street frontage;  


b) systems shall be integrated into the building and where roof mounted installed flush or 


parallel to the roof and not project above the ridge line;  


c) mounting, operation and servicing of equipment (including vibration, air flow and 


condensation) shall not damage significant fabric;  


d) mounting devices and associated cabling and wiring shall not damage significant fabric;  


e) potential archaeological deposits shall not be affected by trenching for conduits;  


f) hot water tanks shall not be mounted on the roof or adjacent to the building where 


visible from the street; and  


g) work should be undertaken in a way that is reversible.  


Options for the placement of solar and wind energy installations on heritage items or in a heritage 


conservation area that will minimise visual impact include:  


a) locating solar units on the roof plane facing away from the street frontage;  


b) locating solar units on outbuildings, carports, garages, sheds or similar;  


c) locating wind turbines on free standing poles away from and behind the building;  


d) installing a free standing solar array away from and behind the building.  
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3.11 Alterations, additions and new residential development  


In addition to the principles and requirements outlined above for development involving residential 


properties in Armidale Regional Council LGA, the following requirements also apply to new 


residential development or alterations and additions to existing residential development.  


3.11.1 General  


Where new development is proposed within the existing streetscape it is important that the new 


building responds to the existing rhythm, character and proportions. This is critical on wider than 


average or consolidated sites.  


a) additions and alterations will only be supported where they respect and/or enhance the 


heritage significance of the existing building and the heritage conservation area or 


streetscape.  


b) new buildings shall reinforce the existing pattern and character of rectangular building 


forms.  


c) it is essential that as much of the original fabric of the building as possible is retained and 


conserved – particularly to the street elevation.  


d) demolition of heritage items or contributory buildings within the heritage conservation 


area will generally not be supported. e) the reinstatement of missing or removed details 


is encouraged. 


3.11.2 Scale, form and character  


a) additions shall respect the scale of the existing building, be subservient to it and be 


easily interpreted as new work.  


b) the scale, form and character of additions shall compliment the style and character of 


the existing building.  


c) additions shall not obscure, project forward of, or alter the principal façade of the 


building.  


d) additions shall generally step down in scale towards the rear of the building.  


e) first floor additions are not permitted except within an existing roof form.  


f) dormers are not permitted to principal facades and/or street elevations.  


3.11.3 Height and massing  


The predominant existing building height within the residential heritage conservation area is 


generally single storey.  


a) the height of any building at the street alignment should be consistent with the adjacent 


and neighbouring contributory buildings and/or heritage items.  


b) vertical additions to contributory buildings and/or heritage items are not encouraged 


where they will be visible from the street.  


c) any new development shall be consistent with the existing building pattern by stepping 


down in scale towards the rear.  
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d) where the existing streetscape is predominantly single storey, the height of any new 


building should be single storey. 


e) the wall height of any new building shall match or be below the roof pitching height of 


the adjacent buildings.  


3.11.4 Alignment and orientation  


There is a pattern, with most buildings within the heritage conservation areas having consistent 


setbacks and offsets within landscaped garden settings.  


a) any new buildings shall be constructed to match the existing street alignments to the 


adjacent properties.  


b) new buildings shall be orientated with the principal front entrance and at least one 


habitable room towards the street.  


3.11.5 Verandahs  


a) new buildings should incorporate front verandahs consistent with the existing character of 


the heritage conservation area.  


3.11.6 Facades  


a) any new façade is to be divided vertically into bays with stepped form with recesses.  


b) windows and doors shall be vertically proportioned to match the existing character of the 


area. 


 


Part 4 Heritage Conservation Guidelines for Armidale Commercial Centre 


 


 


4.1 Introduction  


The intention of these guidelines is to help building owners in the commercial centre to make a 


positive contribution to Armidale’s built heritage.  


Central Armidale covers an area of several blocks clustered around Beardy Street. This area contains 


a large variety of buildings. Many make a positive contribution to the streetscape. Some are also 
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individually valuable and are formally listed as heritage items. The best represented architectural 


periods are Victorian and Federation. Within these periods there is a great variety of styles.  


There are also several architectural features which contribute to Armidale’s distinct character. One 


example is the local ‘blue’ brick. These features should be retained.  


What happens to non-heritage buildings also has an impact, on both local character and the 


streetscape. These guidelines deal with both heritage places and streetscapes.  


Heritage buildings in the commercial centre have an impact out of proportion to their numbers. Most 


of the commercial centre is also identified as a heritage conservation area in LEP 2012. This means all 


new building work in the area should respect the established historic character.  


Heritage protection does not aim to freeze development in time. The need to upgrade older 


buildings to modern standards is acknowledged. What is required is that changes to buildings take 


place in the most sympathetic way possible. Those things which lead to an individual building or area 


being listed in the first place, should be kept. These are the aspects which are said to be of heritage 


significance.  


Often is it simply the external appearance of a building. There may however be less visible aspects of 


historic or social interest. It is the part of the building or physical fabric which provides the interest 


which should be respected. The remainder may change, provided it does not compromise, disguise, 


exaggerate or interfere with significant elements. 


Every site must be considered on its merits taking account of the needs of the owner and respecting 


the community’s interests. A building which relates well to its neighbours will be more attractive to 


prospective purchasers. Every building in the commercial centre has the potential to enhance the 


appeal of the immediate surrounds.  


The object of these guidelines is to provide some general principles which will assist in conserving 


the quality of the area. Designers who follow the principles will find there is still considerable room 


left for creative individual expression.  


4.2 Materials and finishes  


The insensitive application of new materials or finishes to an old building may very quickly ruin its 


appearance. Face brickwork should never be painted or rendered. Apart from taking away the 


traditional character and texture these alterations are, for all practical purposes, irreversible. Other 


modern materials are usually capable of later removal.  


Use of materials should be consistent, e.g. timber framed doors with timber framed windows. Where 


brick is used it should be in traditional dark colours, not modern, light or cream brick.  


4.3 Colours  


A limited range of materials and finishes exists to the heritage buildings of Armidale. They are 


generally rendered masonry with rendered and/or tiled features and detailing, some face brick and a 


limited palette of earthy and pastel tones and colours which enhances and unifies the cohesive 


streetscapes. Any new development shall respect and enhance this.  


A well-designed paint scheme will enhance the appearance of a building. For every style and period 


there are many alternative colour schemes to choose from. It is recommended to take paint 


scrapings to establish the original colours of the particular building. Any colour scheme should also 


be in keeping with the street as a whole.  
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4.4 Building elements  


If the larger scale elements of a new building or addition are well designed, then the smaller 


elements will generally fit in. Always start with the ‘big picture’. It is never desirable to make exact 


copies of other buildings. However, you should pay special attention to the overall size, shape and 


proportion of neighbouring buildings.  


Detailing on new buildings should be kept simple rather than ornate. 4.5 Signage Signs on heritage 


buildings or in heritage conservation areas shall be in accordance with the development controls in 


Chapter 2.10 Signage of this DCP.  


4.6 Verandahs and awnings  


Awnings and verandahs are a predominant characteristic of most Victorian and Federation 


commercial buildings in Armidale. Verandahs were often at first floor level recessed into the façade 


or cantilevered over the ground floor awning. Some inter war and post war buildings were 


specifically designed without awnings at ground level and feature recessed entries instead.  


The few surviving verandahs and awnings in the city centre are generally worth conserving. Victorian 


period examples are no longer typical but should be retained where they occur. Modern suspended 


steel awnings, the norm for most of this century, now predominate. New infill development should 


adopt this form of awning.  


Most new awnings may be built in a modern but sympathetic style. Attention should be paid to the 


pitch, height and depth of verandahs and awnings on neighbouring buildings. Sometimes even a 


slight difference in pitch can be very noticeable. 


On new buildings, brackets and fascias should be kept simple, not ornate.  


a) original awnings including pressed metal soffit linings shall be retained and conserved.  


b) awnings are to be low pitch and of similar height to adjacent buildings.  


c) eaves and fascias shall be a maximum of 300mm consistent with the scale and character 


of the building and adjacent buildings.  


d) awning roofing is to be opaque and generally of metal sheeting, corrugated in profile.  


e) verandahs and awnings are encouraged to be reconstructed where evidence of the 


original structure exists.  


f) new awnings shall not be attached to buildings specifically designed without awnings.  


g) original open verandahs shall not be enclosed.  


h) verandah posts shall be set back a minimum of 0.7m from the kerb to avoid vehicular 


impact damage.  


4.7 Roofs, chimneys and parapets  


Parapets form the most distinctive part of most heritage buildings in commercial areas. The variation 


in style is considerable. Victorian examples tend to be rendered and can be very ornate. Federation 


and early twentieth century examples are more likely to feature the creative use of multi coloured 


brick.  
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The majority of town centre buildings have had their parapets, or whole upper levels altered, 


covered or rendered over. In some instances reinstatement of the original remains a possibility. In 


others the loss is irreversible. Where reinstatement is possible, it will usually be the preferred option. 


Old photos or drawings will provide a guide.  


For the remainder the addition of new details to existing facades could dramatically lift the local 


streetscape. Alternatively, the existing building might be replaced altogether. New buildings need to 


take note of the large scale features of nearby parapets as well as the detail. For all new work, 


elements such as cornices or mouldings should be as bold as they are on heritage buildings.  


Many modern decorative features will be inappropriate, particularly right next to heritage buildings. 


Such things as glass bricks, glass walling, reflective glass and metal facings will usually be out of 


place. They should never become dominant elements on any particular building.  


Many roofs on heritage buildings have no street impact because they are hidden by parapets. The 


same design approach may be adopted for new buildings. If the roof is visible the roofing materials 


and pitch should be compatible with neighbouring buildings.  


a) new roofing is to be of parapet or pitched form to reinforce the existing character of the 


heritage conservation area.  


b) parapets are to be constructed of masonry or rendered masonry.  


c) preferred roofing material is corrugated metal.  


d) roof top signage, antennae, satellite dishes and mobile phone transmitters are not 


permitted where visible from the street frontage of the building.  


e) existing parapets are not to be clad in metal sheeting.  


f) existing face brick parapets shall not be rendered, painted or coated in any way.  


4.8 Facades and openings  


Original and/or early shopfronts demonstrate the changing pattern of commercial trading within 


Armidale. Some early shopfronts and/or tiling still exist within the town centre and should be 


retained and conserved. If buildings are being refurbished, it is essential that any new tiling respects 


the character of the existing building and streetscape. This will ensure that the new tiling will not 


soon become dated and will contribute to the unification of the character of heritage streetscapes. 


Window and door openings are a major part of any building’s design. Older style buildings usually fit 


in well with each other because the proportion of solid walls to openings is consistently well 


balanced. Their deep window reveals also helped to create a sense of solidity. Window head and sill 


height, scale, proportion and compositor are all important. Most traditional window compositions 


were regular and symmetrical.  


Modern facades, with long monotonous elevations, usually do more to destroy the traditional 


streetscape than anything else. Long facades should be broken up by windows or recesses, combined 


with verandahs, awnings or window hoods. Modern shopfronts will usually be acceptable, 


particularly where they are reduced in impact by these shadow elements. The use of timber is 


encouraged with ‘heavier’ window mullions and architraves. Very few late nineteenth or early 


twentieth century shopfronts now survive in the commercial area. Those that do should be retained 


and conserved.  
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a) original or early shopfronts and/or tiling shall be retained and conserved.  


b) new shopfronts may be aluminium providing they are in the preferred colours of silver, 


grey, bronze, or black.  


c) the walls below awning level, surrounding window and door openings, shall be in glazed 


ceramic wall tiles in the following sizes or combinations of sizes: 100 x 100 mm 150 x 75 


mm 150 x 150 mm 200 x 100 mm  


d) tiling shall generally be plain finished and white, cream, beige, green, burgundy or black. 


Contrasting detailing using strip tiles, border tiles or skirting tiles in darker colours were 


often used and may be appropriate subject to Council approval.  


e) floor tiling to recess and hamper type entrances shall be unglazed ceramic mosaic type 


tiles in a colour and style appropriate to the character of the building.  


f) shopfront glazing shall not be infilled with brickwork, blockwork, timber panels, glass 


bricks or blocks that will change that character of the building at ground floor level.  


g) significant and/or early shop window signage is to be retained and conserved.  


h) externally fixed security bars are not permitted.  


4.9 Vehicle access  


Direct vehicle access from Dumaresq, Beardy and Rusden Streets is out of character and is not 


encouraged. All vehicle access should be from rear lanes where available.  


4.10 Access for people with disabilities  


The Commonwealth Disability (Access to Premises – Buildings) Standard 2010 (the Premises 


Standard) and the Building Code of Australia (BCA) include the requirements for providing non-


discriminatory access to, and use of buildings and areas of buildings that it applies to. Where access 


for people with disabilities is required it is to be in accordance with the Premises Standard and the 


BCA but should avoid a negative heritage impact on the building or streetscape.  


4.11 Solar and wind energy installations  


Please refer to the requirements for solar and wind energy installations in Part 3 of this Chapter.  


4.12 New development  


In addition to the principles and requirements outlined above for development in the Armidale 


commercial centre, the following requirements also apply to new development. 


4.12.1 Height and massing  


a) the predominant existing building height within the Armidale town centre is 2 storeys 


although there are some one storey and only one three storey building. These buildings 


generally step down in scale towards the rear, which in most cases, is a lane.  


b) the height of any building at the street alignment is to be consistent with the adjacent 


and neighbouring contributory buildings and/or heritage items.  
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c) vertical additions to contributory buildings and/or heritage items are not permitted 


where they will be visible from the street unless they will reinforce the scale of existing 


adjacent buildings.  


d) any new development shall be consistent with the existing building pattern by stepping 


down in scale towards the rear.  


e) the roof is to be screened by a parapet wall or of a pitched form.  


4.12.2 Alignment  


There is a consistent pattern of most buildings within the Armidale town centre heritage 


conservation area being built at street alignment with no setbacks. To maintain this pattern, new 


buildings should be constructed on the street alignment without setbacks. However, a recessed 


entrance not more that 50% of the street frontage at ground floor level only may be included.  


4.12.3 Façades  


Where new development is proposed within an existing streetscape, it is important that the building 


responds to the existing rhythm, character and proportions. This is critical on wider than average or 


consolidated sites. a) new buildings shall reinforce the existing pattern and character of rectangular 


building forms and shall be of predominantly vertical proportions to bays, windows and openings. b) 


any new façade is to be divided vertically and horizontally into bays with engaged piers, string 


courses, cornices and mouldings. c) windows and doors shall be vertically proportioned to match the 


existing character of the area.  


Part 5 Illustrations  


Illustrations are used throughout this chapter. Some have been prepared as part of the Armidale 


Heritage Study (Perumal Murphy, 1990). The use of this material is acknowledged with thanks.  


Part 6 Bibliography and additional information  


For an up-to-date list of reference materials, publications and legislative information on aboriginal 


heritage issues, please see the Office of Environment and Heritage (OEH) website at 


https://www.environment.nsw.gov.au/topics/heritage/about-heritage/aboriginal-cultural-heritage.  


Australian House Styles, Stapleton, I & M; Flannel Flower Press Sydney 1997.  


Australian Houses of the 20’s & 30’s, Cuffley, P; The Five Mile Press 1989.  


Australian Houses of the 40’s & 50’s, Cuffley, P; The Five Mile Press 1993.  


Caring for Old Houses, Evans I; Flannel Flower Press Mullumbimby 1998.  


Colour Schemes for Old Australian Houses, Evans, I, Lucas, C, Stapleton, I; Flannel Flower Press 


Sydney 1984.  


Getting the Details Right – Restoring Australian Houses 1890's - 1920's. NSW Department of 


Planning, The Flannel Flower Press, Yeronga, 1989 


Identifying Australian Architecture, Apperly R, Irving R and Reynolds P; Angus and Robertson, Sydney, 


1989.  


Local Government Heritage Guidelines, NSW Heritage Office, Sydney, 2002 (subject to updating). 


Protecting Natural Heritage Places Handbook: using the Australian Natural Heritage Charter, 


Australian Heritage Commission, Canberra, 2003.  


Protecting Local Heritage Places: A guide for communities, Australian Heritage Commission, 


Canberra, 1999.  



https://www.environment.nsw.gov.au/topics/heritage/about-heritage/aboriginal-cultural-heritage
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The Burra Charter: The Australia ICOMOS Charter for Places of Cultural Significance, Australia 


ICOMOS, Sydney, 1999. Available at http://www.icomos.org/australia/charter.html  


The Californian Bungalow in Australia, Butler, G; Lothian Books Melbourne 1992.  


The Conservation Plan: A guide to the preparation of conservation plans for places of European 


cultural significance, 7th Edition, JS Kerr; National Trust of Australia (NSW), Sydney, 2013.  


Towards the Dawn – Federation Architecture in Australia, Howells T & Nicholson, M; Hale & 


Iremonger Sydney 1989. 
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Page 54 of 365 
 


Chapter 2.4 Aboriginal Heritage 


 


Part 1 General provisions...............................................................................................................1  


1.1 Introduction..........................................................................................................1  


1.2 Objectives.............................................................................................................1  


1.3 Land to which this chapter applies.......................................................................1  


1.4 Addressing the guidelines of this chapter............................................................1  


 


Part 2 Aboriginal heritage ..............................................................................................................2  


2.1 Assessing the potential for Aboriginal heritage significance ...............................2  


2.2 How can you find out if there are recorded Aboriginal objects or places on your 


land?.............................................................................................................3  


2.3 Proposed development that will impact on items of Aboriginal Heritage...........4  


2.4 Aboriginal Heritage Assessment – Consultation Requirements...........................4  


 


Part 3 Bibliography and additional information.............................................................................4   


 


  







 


Page 55 of 365 
 


Part 1 General provisions  


1.1 Introduction  


The people of the Anaiwan, Gumbaynggirr and Dhunghutti tribes have lived in the Armidale Regional 


Council LGA area for thousands of years prior to European settlement. These traditional custodians 


of the region engaged in a rich and complex ritual life with language, customs, spirituality and law - 


the heart of which was connection to country, and have created significant places in the landscape 


such as bora grounds, open sites, rock shelters, art, scarred and carved trees that have survived to 


today and warrant appropriate protection from the pressures of development.  


While a number of sites of Aboriginal archaeological and heritage significance are known and have 


been recorded within the local government area (LGA), specific surveys for Aboriginal objects have 


not been done over much of the area. Therefore, there is potential for Aboriginal objects to exist in 


many locations even though they have not been formally recorded.  


The Aboriginal Heritage Office (North Sydney) prepared the Armidale Dumaresq Aboriginal Site 


Management Report (2008) and Armidale Dumaresq Aboriginal Potential Areas Report (2008). The 


information contained in these reports is confidential and subject to a licensing agreement in force 


between the Culture and Heritage Division of the NSW Department of Environment, Climate Change 


and Water (DECCW) (now the Office of Environment and Heritage (OEH)) and the Aboriginal Heritage 


Office.  


Details of a predictive model that can be used to determine the likelihood of Aboriginal sites 


occurring and being detectable in our area are outlined below.  


This chapter outlines the provisions for the conservation of environmental heritage to which Clause 


5.10 – Heritage Conservation of the Armidale Regional Local Environmental Plan 2012 (LEP 2012) 


refers, and provides guidance on conservation of aboriginal heritage.  


1.2 Objectives  


O.1 To identify, protect and conserve items and places of aboriginal significance in Armidale 


Regional Council LGA for the benefit of the community and future generations.  


O.2 To assist in the implementation of the Armidale Dumaresq Aboriginal Site Management 


Report (2008) and the Armidale Dumaresq Aboriginal Potential Areas Report (2008).  


O.3 To provide potential developers and the general public with information on Council's 


requirements for aboriginal heritage conservation.  


1.3 Land to which this chapter applies  


This chapter applies to land in the Armidale Regional Council local government area.  


1.4 Addressing the guidelines of this chapter  


The guidelines for aboriginal heritage are set out in this chapter. The guidelines and objectives of this 


chapter need to be addressed for each development proposal.  


 


Part 2 Aboriginal heritage  


 


2.1 Assessing the potential for Aboriginal heritage significance When assessing development 


applications, Council must consider the likely impact of proposed development on any known or 


potential Aboriginal object or place of heritage significance. A predictive model is used to determine 
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the potential for sites of Aboriginal significance to occur in a particular location. The three main 


issues that affect the likelihood of Aboriginal sites occurring and being detectable in an area are:  


1. landscapes/land units or the physical setting;  


 


2. the likely range of cultural evidence associated with the landscape; and  


 


3. the landscape history.  


 


The predictive model for Armidale Regional Council LGA is as follows:  


 


a) Sites associated with rock outcrops will be found wherever rock is outcropping, in particular:  


 


i) engraving sites on ridge tops, on flat 
rock surfaces above cliffs and scarps 
and on isolated outcrops and boulders;  


ii) rock shelters (with art and/or 
archaeological deposits) on slopes 
below ridges, cliffs and scarps, and 
beneath or part of fallen boulders or 
isolated boulders;  


iii)  grinding grooves on fairly level rock 
surfaces in creeks, swampy areas or 
isolated areas adjacent to a water 
source (or former source) or associated 
with other sites;  


iv) stone quarries in areas of exposed 
bedrock, particularly at silcrete 
deposits. 


 
 


 


 


b) Archaeological deposits, including artefact scatters, will be found within rock shelters as well as 


level areas near to rivers or creek lines, and in level areas throughout Armidale Regional 


Council LGA. Artefact densities will generally be low, but will increase where well-drained, level 


areas are situated in proximity to diverse environments, larger waterways, sources of raw 


materials, known cultural sites such as bora grounds and so on. Site and artefact density will 


be higher on flats, terraces, lower slopes, ridge tops and crests and will be lower on mid-slopes 


and upper slopes. Site density will increase in flatter country and decrease in steep country. 


Localised influences that will affect the location of sites include frost hollows or where cold air 


flows, land subject to inundation and dampness, protection against seasonal winds and 


weather, outlook over hunting grounds and so on.  


 


c) Bora grounds and ceremonial grounds will be more common on the tablelands in flatter lands. 


They are more likely to be found below hills or peaks and above valleys or low lands subject to 


inundation. They are likely to be associated with carved or scarred trees or other sites. They 


will be very rare and difficult to detect if in areas subject to clearance and ploughing.  
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d) Burials will be found in shelter deposits, archaeological deposits and places where the ground 


is soft, such as sandy banks. They may also be associated with carved or scarred trees or 


ceremonial sites. It is unlikely that there will be any visible signs of a burial unless there is 


active and deep erosion to a deposit.  


 


e) Scarred trees will be present where there has 
been less vegetation clearance and less 
disturbance, such as bushland and travelling 
stock reserves. Carved trees will be very rare 
due to their general rarity and their fragility. 
Other sites, such as fish traps, will be present in 
areas of minimal previous disturbance and 
would be very rare. Misidentification of an early 
colonial or more recent non-Aboriginal activity 
as an Aboriginal site is possible. 


 


 


Generally, sites will be relatively common in bushland areas, with the condition of sites improving 


with distance from roads, walking tracks and more accessible areas. Sites will decrease in frequency 


in cleared areas and surviving sites will be more disturbed. In built-up areas, sites will be more 


common where properties adjoin bushland or undeveloped pasture, and less common where the 


land has been more heavily modified. Artefact scatters will be difficult to detect without sufficient 


archaeological visibility, which requires erosion or some disturbance to the soil profile to allow stone 


artefacts to sit on the ground surface above other sediments. Areas where land disturbance has been 


most intensive will have the lowest frequency of sites.  


Note: The predictive model is effective at a general level. Individual and location specific features 


allow for the presence of sites in places that would otherwise seem quite unlikely. It is therefore 


important to consider individual developments in their specific environmental context. Using this 


predictive model, an assessment can be made of the following matters to determine the potential for 


Aboriginal objects or sites to exist at a particular location. The following items are also outlined in a 


Checklist in Appendix 1.  


a) the presence/absence of recorded sites;  


b) the site potential of the broader landscape;  


c) the presence/absence of specific landscape features:  


i) creek lines/watercourses (even if ephemeral)  


ii) shorelines of water bodies and former water bodies  


iii) cliff lines/boulders (higher than 1m)  


iv) overhangs in any of the cliff lines/boulders  


v) deep sandy deposits  


vi) old growth trees  


d) the extent of previous land modification and disturbance; and  


e) whether there has been any previous Aboriginal archaeological survey in the area and what the 


visibility/access conditions were at that time.  
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Depending on the particular characteristics of a proposed development site and its potential to 


contain items of Aboriginal archaeological heritage significance, further assessment of Aboriginal 


heritage may be required.  


2.2 How can you find out if there are recorded Aboriginal objects or places on your land?  


The NSW OEH keeps a register of all recorded Aboriginal objects and Aboriginal places in NSW. The 


register is called the Aboriginal Heritage Information Management System (AHIMS).  


You can search the AHIMS to discover if an Aboriginal object has been recorded, or an Aboriginal 


place declared, on a parcel of land. As indicated above, surveys for Aboriginal objects have not been 


carried out in many parts of NSW, so Aboriginal objects may exist on a parcel of land even though 


they have not been recorded in AHIMS. Further details can be obtained about the Aboriginal 


Heritage Information Management System on the Office’s website (www.environment.nsw.gov.au).  


2.3 Proposed development that will impact on items of Aboriginal Heritage  


The National Parks and Wildlife Act, 1974 protects all Aboriginal objects and Aboriginal places in 


NSW. Under provisions of the Act it is an offence to: a) disturb or move an Aboriginal object; b) 


excavate land for the purpose of discovering an Aboriginal object; c) knowingly destroy, damage or 


deface an Aboriginal object or Aboriginal place; or d) knowingly cause or permit the destruction, 


damage or defacement of an Aboriginal object or Aboriginal place. If you are going to disturb or 


excavate land to discover an Aboriginal object, or disturb or move an Aboriginal object, you may 


need to apply for an Aboriginal Heritage Impact Permit (AHIP) from the OEH. Further information is 


available on the OEH website at www.environment.nsw.gov.au.  


2.4 Aboriginal Heritage Assessment – Consultation Requirements  


OEH have produced a document titled Aboriginal Cultural Heritage Consultation Requirements for 


Proponents 2010 (the Consultation Requirements) which focuses on the requirements for 


consultation with Aboriginal people as part of the heritage assessment process.  


The Consultation Requirements apply to all activities throughout New South Wales that have the 


potential to harm Aboriginal objects or places and that require an AHIP. It is also recommended that 


the Consultation Requirements be used where a proponent may be uncertain on whether or not 


their proposed activity may have the potential to impact on Aboriginal objects or places, and where 


the proponent is required to undertake a cultural heritage assessment to establish the potential 


impact that their proposal may have on Aboriginal cultural heritage.  


Details of the Consultation Requirements can be obtained from the OEH web site.  


Part 3 Bibliography and additional information  


For an up to date list of reference materials, publications and legislative information on Aboriginal 


heritage issues, please see the OEH website at: 


https://www.environment.nsw.gov.au/topics/heritage/about-heritage/aboriginal-cultural-heritage. 


 
Armidale Dumaresq Shire Aboriginal Site Management Report, Aboriginal Heritage Office (North 


Sydney), 2008.  
Aboriginal Cultural Heritage Consultation Requirements for Proponents 2010, Department of 


Environment Climate Change and Water, 2010.  
Draft Guidelines for the Protection, Management and Use of Aboriginal and Torres Strait Islander 


Cultural Heritage Places, Department of Communication and the Arts, Canberra, 1997. Available 
from the Australian Heritage Commission.  


Local Government Heritage Guidelines, NSW Heritage Office, Sydney, 2002 (subject to updating).  



http://www.environment.nsw.gov.au/

http://www.environment.nsw.gov.au/

https://www.environment.nsw.gov.au/topics/heritage/about-heritage/aboriginal-cultural-heritage
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Protecting Natural Heritage Places Handbook: using the Australian Natural Heritage Charter, 
Australian Heritage Commission, Canberra, 2003. Protecting Local Heritage Places: A guide for 
communities, Australian Heritage Commission, Canberra, 1999. The Burra Charter: The Australia 
ICOMOS Charter for Places of Cultural Significance, Australia ICOMOS, Sydney, 1999. Available at: 
https://australia.icomos.org/publications/burra-charter-practice-notes/ . 


 


For all other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
  



https://australia.icomos.org/publications/burra-charter-practice-notes/
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Part 1 General Provisions  


1.1 Introduction  


This chapter outlines the required approach to identifying and managing land that is identified as 
contaminated, or which may be potentially contaminated, as a result of existing or previous site 
conditions and/or land uses.  


1.2 Objectives 


O.1 To fulfil Council’s legal obligations and its duty of care to citizens by ensuring that land use 
changes will not increase the risk to human health or to the environment.  


O.2 To minimise the potential for adverse social and economic consequences which may arise 
from a failure to identify and respond to issues of potential or actual contamination.  


O.3 To provide effective risk management for Council and the community by reference to the law, 
industry best practice literature and protocols.  


1.3 Land to which this chapter applies  


This chapter applies to land in the Armidale Regional Council local government area.  
 
1.3 Addressing the guidelines of this chapter  


The guidelines for managing contaminated and potentially contaminated land are set out in this 
chapter. These are expressed in the form of objectives which need to be addressed for each 
development proposal. Alternative approaches may be proposed, provided these adequately address 
the relevant objectives and comply with legislation.  
 
1.5 Relevant legislation and guidelines  


Council and the community are subject to relevant State legislation and guidelines in relation to 
contamination issues, in particular:  


a) Environmental Planning and Assessment Act, 1979 ((EP&A);  


b) Contaminated Land Management Act, 1997; 


c) State Environmental Planning Policy (SEPP) Resilience and Hazards, 2021;  


d) Contaminated Land Planning Guidelines and SEPP (Resilience and Hazards), 2021 
administered/issued by the NSW Department of Planning and Infrastructure (DP&I) for 
the purposes of Schedule 6, Clause 3 of the EP&A Act, 1979 (‘the State planning 
guidelines’);  


e) Guidelines for Consultants Reporting on Contaminated Sites - administered/issued by the 
NSW Environment Protection Authority (EPA);  


f) Guidelines for the NSW Site Auditor Scheme and other technical guides - administered by 
the EPA (see http://www.environment.nsw.gov.au/clm/guidelines.htm).  


1.6 State government planning guidelines  


The current Contaminated Land Planning Guidelines and SEPP (Resilience and Hazards), 2021 (the 
Guidelines) cover key issues for NSW Councils’ involvement in land use planning, development and 
the provision of technical and property advice to the public, including:  


a) identification of contaminated or potentially contaminated land;  


b) recording and use of such information;  



http://www.environment.nsw.gov.au/clm/guidelines.htm
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c) a consistent basis for planning responses in relation to contaminated or potentially 
contaminated land, including rezoning of land, and decision-making processes for 
development control and land remediation;  


d) preventing future contamination. This chapter contains additional information in relation 
to contaminated or potentially contaminated land issues in Armidale Regional Council 
LGA that is to be considered together with the State planning guidelines.  


 


Part 2 State Environmental Planning Policy (Resilience and Hazards), 2021 - Requirements for 
Category 2 Work  


SEPP (Resilience and Hazards), 2021 provides a State-wide approach to the remediation of 
Contaminated Land, and in particular specifies where Development Consent may be required for 
remediation work (Category 1 work). In many instances remediation work may be relatively minor in 
its extent and undertaken separately from other, related, development activity. In such cases, and 
provided the site is not environmentally sensitive, no consent will be required under the SEPP 
(Category 2 work). In such cases the proponent must still give Council at least 30 days’ written notice 
of the intention to carry out remediation. The work must, as a minimum, be undertaken in 
accordance with the State planning guidelines.  


Where this is not the case, SEPP (Resilience and Hazards), 2021 would require Council to treat the 
matter as a Category 1 Remediation Work and require the submission of a Development Application 
for the proposed work. Notice of completion of Category 1 work is required under Clause 18 of the 
SEPP.  


Where Category 2 work is completed, Council requires a similar confirmation to be supplied by the 
responsible Consultant so that, where required, the amendment of the Council Information System 
of Contaminated or Potentially Contaminated Land may be undertaken.  


For further details in relation to Category 1 and 2 works, SEPP (Resilience and Hazards), 2021 should 
be consulted. A copy of the SEPP is available at www.legislation.nsw.gov.au  


 


Part 3 Rezoning or development on contaminated or potentially contaminated land  


3.1 Rezoning requests, development applications and remediation proposals  


Council will follow the process outlined in the State planning guidelines and SEPP (Resilience and 
Hazards), 2021 in relation to the assessment of rezoning requests, Development Applications and 
remediation proposals (Category 1 work).  


A distinction is to be drawn between major, area wide rezonings or forward planning exercises where 
detailed investigation may be impractical in advance of site specific development proposals, and 
‘spot’ rezonings where land should normally be proven suitable for its intended use. For further 
information, see the Contaminated Land Planning Guidelines and also State Environment Planning 
Policy(Resilience and Hazards), 2021.  


3.2 Development proposals and changes of use  


Council decisions on development control matters are operational decisions where a significant duty 
of care applies. In each case, staff involved in assessments will consult:  


• Council’s Information System in relation to the site or adjacent sites where the potential may 
exist for off-site migration of contaminants;  


• Council property file records;  


• Information supplied by applicants or property owners;  



http://www.legislation.nsw.gov.au/
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• The list of ‘Potentially Contaminating Activities’ in the State planning guidelines.  


• and, if there is an identified potential for contamination:  


• The list of potential contaminants for different land uses in Appendix 1 of the Contaminated 
Land Planning Guidelines. This can then inform the required investigation and reporting 
process dealt with in Part 3 of those guidelines.  


If there is no basis to conclude that contamination may be a concern, the assessment may proceed. 
If, however, potential for contamination is identified, an investigation will be required before the 
determination of an Application to establish that the site is suitable, or can readily be made so, for its 
intended use in terms of the potential risk to human health and/or the environment. For further 
information, see Part 4 of the State planning guidelines.  


3.3 Conditions of Consent  


Where potential contamination has been identified, Council will need to be satisfied that the site has 
been investigated to establish its suitability for a proposed use, either with or without remediation. If 
any agreed remediation and related validation work has not been undertaken before determination 
of an Application, Council will require this to be done as a condition of Development Consent before 
other work commences on the land or before occupation commences, as appropriate.  


An outline of conditions dealing with required remediation work is set out in Appendix 5 of the 
Contaminated Land Planning Guidelines and will be considered as necessary in individual cases. 
Proposed actions to ensure that remediation is carried out without risk or undue disturbance to 
neighbouring property owners should be contained in remediation action plans submitted by or on 
behalf of developers.  


Part 4 Consultant reports on individual sites – minimum requirements for consultant competency  


Council staff do not hold suitable qualifications to carry out scientific investigations of contaminated 
or potentially contaminated land. Council requires that Category 2 work is undertaken in accordance 
with a proposal developed by a competent Consultant and the current EPA Guidelines for Consultants 
Reporting on Contaminated Sites.  


Consultants undertaking investigations and providing reports to Council in relation to contaminated 
(or potentially contaminated) land must certify and provide details of qualifications and experience 
against the following:  


a) Demonstrated experience and expertise in the following: 


 i) Contaminated land assessment.  


ii) Soil sampling, design and methodology.  


iii) Groundwater sampling, design and methodology.  


iv) Interpretation of analytical data. v) Quality control/assurance procedures.  


vi) Assessment of contaminant exposure pathways and risks.  


b) Demonstrated understanding of the impact of contaminated land on the environment, public 
and workplace health and safety.  


c) Demonstrated understanding of NSW legislation relating to contaminated sites and 
environmental protection, and in particular, a good understanding of the current State 
planning guidelines regarding contaminated land.  


d) Demonstrated relevant expertise in the following areas: 


i) Geotechnology/hydrogeology. 


ii) Environmental chemistry.  
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iii) Soil science.  


iv) Ecotoxicology.  


v) Contaminant transport and exposure assessment.  


vi) Sampling and analysis. vii) Risk evaluation, and  


viii) Remedial technologies and associated requirements 


e) Provide evidence of full membership in an appropriate professional organisation, such as the 
Australian Contaminated Land Consultants’ Association.  


f) Evidence of an ability to conduct contaminated land investigations and validations or associated 
reviews or audits in a logical fashion and able to critically review information and compile 
reports of a high scientific/engineering standard for contaminated land assessments.  


g) CVs for key project personnel (Project Director, Project Manager) and evidence that the 
individual approving issue of any report to Council is appropriately experienced and qualified, 
and has reviewed the report.  


h) Evidence in the form of a certificate of currency for professional indemnity and public liability 
insurance, for $5 and 10 Million coverage respectively, or such amount as may be advised from 
time to time by Council’s Insurance Officer or by reference in the case of professional 
indemnity insurance to the NSW Government’s current Guidelines under its Site Auditor 
Scheme pursuant to the Contaminated Land Management Act, 1997.  


The submission of reports by Consultants meeting the above criteria does not remove the 
requirement for Council staff to consider these submissions and ensure that they address relevant 
issues for each case. A fundamental requirement is that information provided by Consultants should 
be in accordance with current EPA guidelines for consultants reporting on contaminated land and / 
or site auditors.  


In some cases, an independent audit or review of consultant work may be required by Council, as 
outlined in Part 7 below.  


Part 5 Council Information System – identification of contaminated or potentially contaminated 
land Council’s information systems (the Information System) record information for contaminated 
or potentially contaminated land  


The Information System has been prepared to assist Council officers in addressing the issue of land 
contamination in land use planning and development matters and in providing information to the 
public, specifically through the provision of certificates under Section 10.7 of the EP&A, Act. Given 
the sensitive nature of this subject and potential legal liabilities, it is important that any such 
information is prepared and used in good faith and with due diligence.  


5.1 Objective and purpose  


The Information System (hosted on Council’s ‘Pathway’ software) has been prepared to assist Council 
officers in addressing the issue of land contamination in land use planning and development matters 
and in providing information to the public, specifically through the provision of planning certificates 
for conveyancing purposes, under Section 10.7 of the EP&A, Act.  


5.2 Legislative basis for the information system  


The Information System has been prepared having regard to the State planning guidelines but also 
Council’s State of the Environment reporting obligations under Section 428A of the Local Government 
Act, 1993. The production and intended use of the Information System is also consistent with the 
Council’s Charter, set out in Section 8 of that Act, and the objects in Section 5(a) of the EP&A, Act.  
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5.3 Basis for inclusion of properties in the information system  


The majority of land recorded in the Information System has not been specifically assessed to 
determine the actual existence of contamination, but rather included to identify that further 
investigation is appropriate in connection with development proposals, as a result of information of 
which Council is aware in relation to current or former land uses. Properties where Council is not (as 
yet) aware of any history of potentially contaminating land uses are not included in the Information 
System.  


Development of the Information System has involved consideration of the schedule of ‘Activities that 
may cause Contamination’ in Table 1 (Part 3.2.1) of the State planning guidelines and consultation 
with current and former staff of the Council. Council has also consulted with Government 
Departments, including the Public Health Unit of NSW Health in Tamworth, the NSW Environment 
Protection Authority, Rural Lands Protection Board (now LHPA) and NSW Department of Primary 
Industries. Finally, Council has consulted confidentially with the owners of individual properties 
identified in the Information System about its purpose and intended use.  


Historic aerial photographs of Armidale, topographic maps and some of Council’s property file 
records have also been used in the compilation of the Information System.  


Because of resource constraints, an exhaustive review of all Council’s property records and archives 
has not been carried out in connection with the development of the Information System. However, 
files accessed in connection with relevant land use and development activity (including related 
correspondence and processing of development applications) are routinely reviewed for any relevant 
file history.  


Likewise, where such enquiries occur in relation to sites known to be contaminated, or with 
reasonable potential for contamination having regard to Table 1 of the State planning guidelines, 
relevant documentary records will be consulted for use in connection with the enquiry.  


The list of sites in the Information System has been prepared in good faith in the interests of 
responsible planning for the area and will be used as a first point of reference by Council staff. 
However, the Information System is not necessarily comprehensive or definitive and does not claim 
to deal thoroughly with the issue of contamination of properties adjacent to those listed. It should 
therefore be viewed as one starting point for more detailed investigations and will necessarily evolve 
as more information comes to hand from third parties or from detailed investigations of particular 
sites - for example, in connection with a specific Development Application.  


Likewise, inclusion of a property on the list does not necessarily imply the actual existence of 
contamination on the property. This can only be determined as a result of a sampling and analysis 
program carried out in accordance with appropriate protocols, depending on the expected nature of 
contamination (see Bibliography of the State planning guidelines and current internet resources 
provided by the DP&I and EPA).  


The Information System makes provision for notations in relation to investigations and remediation 
activities carried out for individual properties (see Maintenance and Amendment of the Information 
System below). This will enable staff to identify land which has been fully remediated or remediated 
for specific land uses only.  


A limited number of properties listed in the Information System are subject to legal notices under 
legislation administered by the NSW Environment Protection Authority. Further information on such 
properties of which Council has been made aware has been provided through Council’s State of the 
Environment reporting. However, the public should always consult with the EPA for up-to-date 
information on any such land within the Armidale Regional Council area.  
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5.4 Maintenance and amendment of the information system  


The Council’s Information System is maintained on a computer database. Authorised officers may 
amend the Information System over time having regard to additional information which may be 
received by Council, including consents granted for potentially contaminating uses, and the DP&I 
Guidelines. Where sites are added to the Information System, the affected landowners are to be 
notified in writing. The Information System is also linked to a computer-based Geographic 
Information System.  


Council officers may become aware of sites which should be added to or removed from the current 
list through routine applications assessment, checking site history through file records, or as a result 
of submissions received. In addition, Council’s standard Development Application form includes a 
question as to whether the applicant is aware of any activities on the subject land which may have 
led to soil contamination.  


5.5 Removal of properties from information system  


Any alterations and date(s) thereof will be recorded in the Information System for future reference. If 
any person is concerned about the inclusion or omission of a site on Council’s Information System 
they should be advised to discuss the matter in the first instance with Council’s environmental 
planning staff.  


5.6 Duty to disclose information on contamination  


Section 60 of the Contaminated Land Management Act, 1997 places a duty on owners of land or 
persons who have caused contamination to notify the EPA in writing if they become aware of any 
contamination of land. If concerns are justified, Council would expect to be notified by the EPA so 
that the need for amendment to the Council’s Information System can be considered.  


Part 6 Responses to request for information  


Council’s Policy in relation to public access to information from the Information System is set out 
below. This section of the Policy has been prepared having regard to Part 5 of the State planning 
guidelines and from legal advice provided to Council.  


6.1 Information available to all enquirers  


Details of sites subject to notices and orders under the Contaminated Land Management Act, 1997 
and related previous legislation can be provided to any enquirer as a matter of public record (see also 
http://www.environment.nsw.gov.au/prclmapp/searchregister.aspx). Further, contaminated land 
reports submitted in connection with development applications are ‘open access information’ under 
the Government Information (Public Access) Regulation, 2009 and must be made available for 
perusal on request.  


6.2 Information available to property owners or their agents  


Property owners, or persons authorised by the owners in writing, may be provided with information 
from the Information System, if there is any, in relation to their own property. In any case, owners of 
properties identified in the Information System should be aware of their use from previous 
correspondence or information provided in planning certificates under Section 10.7 of the EP&A Act 
in relation to subsequent property transactions.  


6.3 Other enquiries - certificates under Section 10.7, EP&A Act  


All other enquiries in relation to potentially contaminated land should be dealt with through the 
property enquiry system under Section 10.7 of the EP&A, Act. Responses in relation to these 
certificates are set out below:  


a) The answer on 10.7(2) certificates relating to Council’s adoption of any policy in relation to 
‘risk’ matters in land development (ref. Schedule 4, Item 7(a) of the Environmental Planning 



http://www.environment.nsw.gov.au/prclmapp/searchregister.aspx
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and Assessment Regulation, 2000) is to be as follows, except where the site is identified in the 
Information System (see below):  


‘Council has adopted by resolution a Policy on Contaminated Land which may restrict the 
development of the land. The Policy is implemented when zoning, development or land use 
changes are proposed on lands which have been used for certain purposes. Council records 
do not have sufficient information about previous uses of this land to determine whether 
the land is contaminated. Consideration of Council’s adopted Policy and the application of 
provisions under relevant State legislation is warranted.’  


b) Where a site is potentially contaminated because of former land uses and so identified in 
Council’s Information System, the answer to Question 7(a) on 10.7(2) Certificates relating to 
Council’s adoption of any policy in relation to ‘risk’ matters in land development (ref. Schedule 
4, Item 7 of the Environmental Planning and Assessment Regulation, 2000) is to be as follows:  


‘Council has adopted by resolution a Chapter in Development Control Plan 2024 on 
contaminated land. This may restrict the development of the land. The relevant policy is 
triggered when zoning, development or land use changes are proposed on lands which 
have been remediated for a specific use only. Consideration of Council’s adopted DCP and 
the application of provisions under relevant State legislation is warranted.  


Note: Council can supply additional information from its records for this site in response to 
a request for a certificate under s.10.7(5) of the Environmental Planning and Assessment 
Act, 1979. Such advice is provided in good faith and Council does not incur liability for 
advice so given.’  


c) The answer on 10.7(2) Certificates relating to the following matters prescribed by the 
Contaminated Land Management Act, 1997 will be dependent on the information for any 
relevant sites held by Council:  


• that the land to which the certificate relates is significantly contaminated land within 
the meaning of that Act—if the land (or part of the land) is significantly contaminated 
land at the date when the certificate is issued;  


• that the land to which the certificate relates is subject to a management order within 
the meaning of that Act - if it is subject to such an order at the date when the certificate 


is issued); • that the land to which the certificate relates is the subject of an approved 
voluntary management proposal within the meaning of that Act - if it is the subject of 
such an approved proposal at the date when the certificate is issued);  


• that the land to which the certificate relates is subject to an ongoing maintenance 
order within the meaning of that Act—if it is subject to such an order at the date when 
the certificate is issued;  


• that the land to which the certificate relates is the subject of a site audit statement 
within the meaning of that Act - if a copy of such a statement has been provided at any 
time to the local authority issuing the certificate. d) Responses in relation to 
Applications for Section 10.7(5) Certificates should include information as follows: 
 


i) where a site is listed in Council’s Information System as potentially contaminated, 
include information from the system and related records as follows:  


• Relevant site history in relation to potential contamination from Council’s property 
file or other relevant records.  


• Investigations undertaken, testing results and remediation works carried out, 
together with information on site suitability for future uses.  


• Partial remediation where the site is still above threshold levels of suitability for 
certain uses.  
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Part 7 Audit and review reports and the NSW Site Auditor Scheme  


The issue of independent review of consultant investigations and remediation programs is discussed 
in the State planning guidelines.  


With the introduction of the Contaminated Land Management Act, 1997, provision was made by the 
Government for an independent review of site investigation processes by ‘site auditors’. These are 
consultant specialists accredited under the NSW Site Auditor Scheme administered by the EPA. The 
EPA maintains a list of consultants who are currently accredited for the purposes of independent 
audits of consultant investigation of contaminated sites, and relevant information, including 
guidelines for auditors, is available from that Authority.  


While a rigorous system of State or national consultant accreditation and appropriate protocols on 
this issue could limit the need for independent validation by another consultant, under the current 
system in NSW Council will require independent reviews or formal audits by EPA accredited 
consultants of local investigations, remediation and validation, where:  


a) Council has reasonable grounds to believe that information provided by an owner’s or 
developer’s consultant is incomplete or incorrect, or  


b) Contamination is extensive or complex in its nature, or  


c) Council does not have the internal resources to conduct its own internal review of the material 
supplied by an owner’s or developer’s consultant, or  


d) Council wishes to verify that information or conclusions as to suitability of sites for future uses 
provided by an owner’s or developer’s consultant adhere to appropriate standards, 
procedures and guidelines.  


In some cases, a site audit by an accredited person is required under the Contaminated Land 
Management Act, 1997.  


In cases where a formal site audit is required by Council, that site auditor is to be selected by the 
developer or landowner from the current EPA list and engaged by Council. The consultant shall 
report directly to Council although costs will be borne by the applicant/developer.  


In addition, the auditor shall, prior to engagement, submit to Council:  


a) Written acknowledgment that the reviewer / auditor will provide a service for Council (as 
opposed to the site owner, applicant or developer) and is to report direct to Council Staff as 
part of the undertaking; and  


 
b) A written undertaking to the effect that the reviewer / auditor, or his/her firm has no 


commercial or other connection to the applicant/developer or site owner. 
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Part 1 General provisions  
 


1.1 Introduction  


The former Armidale City Council commissioned DJ Douglas & Partners Pty Ltd to carry out a study of 
geotechnical hazards within the Armidale city area (Report on Geotechnical Hazards Study Prepared 
for the Council of the City of Armidale -November 1992) to provide development guidelines and to 
assist Council staff in assessing development proposals under the Environmental Planning and 
Assessment Act, 1979. This study included a review of the local geology and groundwater conditions 
and gathered data pertaining to various potential hazards from various authorities and companies. 
The study developed risk categories to assist in the assessment of potential hazards within Armidale 
(this study does not include areas in the former Dumaresq or Guyra Shires) and identified risks 
associated with earthworks when inappropriately performed or monitored. The risk assessment 
techniques used are discussed in the following sections of the report:  


a) Slope Instability  


b) Shrink-Swell Movements in Soil  


c) Spring Activity In addition, the provisions for undertaking earthworks, including cut and fill and 
the construction of retaining walls and batters are addressed in this chapter.  


1.2 Objectives  


O.1 To ensure that geotechnical risks are recognised.  


O.2 To ensure earthworks do not impact on local amenity.  


O.3 To ensure earthworks do not impact negatively on site safety and stability.  


O.4 To ensure that information in this report is used to undertake precautionary works and 
develop appropriate engineering solutions for development where these hazards exist.  


1.3 Land to which this chapter applies  


This chapter applies to land in the Armidale Regional Council local government area.  


1.4 Addressing the guidelines of this chapter  


The guidelines for earthworks and geotechnical matters are set out in this chapter. These are 
expressed in the form of objectives which need to be addressed for each development proposal. For 
each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  


Part 2 Earthworks and retaining walls  


Where development consent for earthworks (or for development involving ancillary earthworks) is 
required, the impact of the earthworks on the site must be considered. Please address the relevant 
matters for consideration in LEP 2012 Clause 6.1 Earthworks and the following controls.  


Objectives  


O.1 To limit the extent and visual impact of earthworks within a site, particularly along adjoining 
boundaries.  


O.2 To minimise the visual impact and amenity of earthworks on both the site, and the adjoining 
properties.  


O.3 To ensure that where excavation and/or filling are carried out, appropriate measures are in 
place to ensure site stability and prevent erosion and sedimentation.  
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O.4 To ensure that excavation, filling and/or retaining walls do not create a stormwater nuisance 
or adverse environmental impacts on surrounding land or waterways.  


2.1 General earthworks matters  


S.1 Buildings on sloping sites shall be sited and designed to minimise the extent of earthworks 
and associated retaining walls. S.2 Excavation, filling, batters and/or retaining walls must not 
redirect the flow of surface water onto an adjoining property.  


2.2 Excavation of sloping sites  


S.3 All excavation greater than 600mm shall be structurally supported by a retaining system that is 
designed by a qualified engineer. The design must include a drainage system that does not 
redirect the overland flow of stormwater onto adjoining property.  


S.4 Excavation must not reduce the cover of underground utility services.  


S.5 Excavated sites shall be battered to an appropriate grade where possible, and landscaped in 
accordance with an approved Landscaping Plan.  


S.6 Excavation associated with the erection of, or alterations or additions to, a building or ancillary 
development (other than a swimming pool) must:  


a) in the R1, R2 and RU5 zones, not be more than 1.5m below existing ground level; or  


b) in the RU1, RU4, E3, E4 and R5 zones, not be more than 2m. below existing ground level; 
or  


c) in the IN1 and IN2 zones, not be more than 3m. below existing ground level;  


S.7 An unprotected embankment must not extend more than:  


a) in the R1, R2, RU5 and business zones, 2m. horizontally beyond the external wall of the building 
or ancillary development; or b) in the RU1, RU4, E3, E4 and R5 zones, 4m. horizontally beyond 
the external wall of the building or ancillary development; or  


c) in the industrial zones, 4m. horizontally beyond the external wall of the building or ancillary 
development.  


S.8 Excavation associated with the erection of, or alterations or additions to, a swimming pool 
must be not more than the depth required for the pool structure.  


2.3 Fill of sloping sites  


S.9 Fill associated with the construction of, or an alteration or addition to, a building or ancillary 
development, must be contained wholly within the footprint of the building or ancillary 
development.  


S.10 Exposed fill may be constructed using an unprotected embankment if the building or 
ancillary development has a setback of more than 2m. from a side or rear boundary, if:  


a) the fill is not more than 600mm above ground level (existing), 


b) the fill (but not the embankment) does not extend more than 1m beyond an external 
wall of the dwelling house or ancillary development, and  


c) the toe of the unprotected embankment has a setback of at least 400mm from a side or 
rear boundary.  


S.11 Where fill requires the construction of a retaining wall, the fill must be adequately contained by 
a retaining wall that is not higher than 600mm (including the height of any batters) above existing 
ground level.  
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2.4 Retaining walls  


S.12 Where excavation requires the construction of a retaining wall, the wall:  


a) where forward of the front façade of the building, must not be more than 1m above 
existing ground level.  


b) where located behind the front façade of the building, must not be more than 3m above 
existing ground level.  


S.13 Where fill requires the construction of a retaining wall, the fill must be adequately contained 
by a retaining wall that is not higher than 600mm (including the height of any batters) above 
existing ground level.  


S.14 All retaining walls greater than 600mm must be designed by a qualified engineer. The design 
must include a drainage system that does not redirect the overland flow of stormwater onto 
adjoining property.  


S.15 Retaining systems are to be separated from any other structural retaining system on the site 
by at least 2m measured horizontally.  


S.16 Retaining walls are to be constructed using materials that blend with the natural landscape. 
2.5 Batters  


S.17 Excavated sites shall be battered at a maximum grade of 1 in 2 for landscaping and 1 in 4 for 
grassed areas.  


S.18 Batters must be landscaped in accordance with an approved Landscaping Plan. S.19 Retaining 
systems are to be separated from any other structural retaining system on the site by at least 
2m. measured horizontally.  


Part 3 Geotechnical assessment  


The DJ Douglas & Partners report (Appendix 1) describes the natural and site development induced 
geotechnical hazards within Armidale. Suggested procedures for identification and inclusion of 
geotechnical hazards and risk assessment in development applications submitted are discussed in 
Section 8. A full summary of these procedures is presented in Table 8.1, addressing slope, soil, 
springs and earthworks categories, including design considerations to be undertaken.  


A series of four drawings were prepared as part of the study, delineating approximate boundaries of 
geotechnical units, soil shrink-swell zones, slope instability risk zones and potential spring hazard 
zones.  


The slope instability drawing (No. 13837/3) and the spring drawing (13837/4) are used to assess risk 
categories and these drawings are cross-referred in Table 8.1. The provisions of Table 8.1 will apply to 
all new building and subdivision development requiring Development Consent or Complying 
Development Certification in areas of potential spring activity or medium or above risk of slope 
activity as shown on the slope instability drawing (No. 13837/3) and the spring drawing (13837/4), 
with the term ‘Requirements for Engineering or Building Approval’ in Table 8.1 to be read as 
‘Requirements for Construction Certification’.  


For sites which are potentially spring affected or subject to medium or above risk of slope activity, an 
engineer’s certification is required in connection with applications for new subdivision or building 
work involving any new footing systems or earthworks, except where the work is only for new 
ancillary domestic/commercial structures such as carports and decks, provided these are small 
(<50m2), single storey, and of flexible construction (e.g. timber or steel framed vs. masonry), and will 
not impose any significant structural loading on any other building.  


The following is a summary of relevant recommendations and suggestions presented in the D J 
Douglas report for development control purposes:  
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a) the risk of slope instability is to be assessed based on work by Walker et al. published in 
Australia Geomechanics News;  


b) sites in ‘medium’ or above risk categories with respect to slope instability are to be subjected 
to specific engineering and geotechnical review;  


c) Australian Standard AS2870 ‘Residential Slabs and Footings’ is to be adopted for shrinkswell 
assessment of all soils; d) sites classified as ‘low’ or greater risk of slope instability and 
underlain by likely basalt flows or tertiary sediments are subject to engineering assessment;  


e) the guidelines presented in Australian Standard AS3798 ‘Guidelines on Earthworks for 
Commercial and Residential Developments’ are to be adopted for use in all earthworks 
developments except where more stringent guidelines are presented in Section 6.4 of this 
chapter as being more appropriate to local conditions;  


f) design and construction of footing systems for residential buildings are to be carried out in 
accordance with Australian Standard AS 2870 ‘Residential Slabs and Footings’;  


g) for commercial and industrial buildings, recommended footing depths are presented in Table 
7.2;  


h) risk categories are to be defined for slope and spring hazard categories and for soils at building 
application stage.  
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Appendix 1 - Geotechnical Hazard Study Report  
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- 2 - 


The scope of work of the study comprised a series of meetings and liaisons 


with Council staff, local engineers, government departments and staff f _ u  


the University of New England, coupled with a review of previous geotechnical reports 


undertaken by D J Douglas & Partners and brief tours of inspection of various identified 


hazard localities within the Armidale City area for mapping purposes. 


Full details of the work undertaken, the information obtained, the conclusions drawn and 


recommendations made are presented in the following sections. 


2. TECHINICAL APPROACH 


In order to gather as much background data as possible within the initial stages of this 


study the following steps were undertaken: 


(i) review of all previous geotechnical investigation reports performed by DJ 


Douglas & Partners within the City of Armidale; 


(ii) consultation with officers of Armidale City Council; 


(iii) consultation with various authorities and consultants, both government and 


private sectors. 


A site visit was made to Armidale on 11 to 13 August 1992 by a senior geotechnical engineer 


and senior engineering geologist from DJ Douglas & Partners. During this visit, an 


information transfer meeting was held with Council staff and access gained to all relevant 


council maps, records and aerial photographs. In addition, valuable discussion was had with 


council technical staff. 
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Prior to visiting Armidale, discussions were held with the following authorities in order 


to obtain general geotechnical information relating to the vicinity: 


(i) State Rail Authority, Geotechnical Sector, Sydenham; 


(ii) Road & Traffic Authority, Operations, (Roads & Bridges), Tamworth. 


While in Armidale, meetings were held with the following bodies for the same purpose: 


(i) Tierney & Partners Pty Ltd, Consulting Engineers; 


(ii) RF Wright & Associates, Consulting Engineers; 


(iii) Department of Mineral Resources, Armidale; 


(iv) Department of Agronomy and Soil Science, University of New England; 


(v) Department of Geography, University of New England; 


(vi) Department of Conservation and Land Management, incorporating Soil 


Conservation Service of NSW. 


Additional consultation was held with some of the above bodies during preparation of the 


following sections of this study for clarification of terminology. 


Based on selected mapping performed during the site visit to Armidale and on information 


provided by the Department of Mineral Resources, Soil Conservation Service and Armidale 


City Council, detailed slope, geology and soils information was plotted and used to 


categorise various hazards in terms of risk. 
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Additional risk analysis was performed based on in-house experience gained  


with the Standards Association of Australia codes for foundations and  


earthworks. 


3. SITE DESCRIPTION 


The City of Armidale comprises an irregular shaped area (refer Drawings 13837/1 to 3) of 


approximately 33 km2 with maximum north-south and east-west plan dimensions of 6.5 km and 


5.5 km respectively. The area is bounded on all sides by the Dumaresq Shire. 


The land use within the City of Armidale includes extensive commercial and residential 


development on both consolidated urban and semi-rural lots, which comprise about 50% of the 


total area. Significant areas are dedicated to educational use (particularly the campus of 


the University of New England), sporting activities and farming (primarily on the northern 


and eastern margins of the city area). 


The principal topographic features of the city area are as follows: 


Flood Plains 


The flood plain of the meandering Dumaresq Creek, generally 100 m to 400 m 


wide, lies between RL 960 and RL 980, and trends east to southeast. Terser 


flood plains are associated with north-south trending tributary creeks 


(principally Martins Gully). A distinct constriction (some 40 m wide) of the 


Dumaresq Creek flood plain occurs at the intersection with the Pastern city 


boundary. The stream gradient of Dumaresq Creek averages 0.2% within the city 


area while the associated flood plains have gradients typically less than 3% 


and include low lying sections subject to seasonal high water tables 


(particularly noted by the Soil Conservation Service of NSW in Martins Gully, 


adjacent to the Main Northern Railway near the southern city boundary, and 


adjacent to Dumaresq Creek near Grafton Road). 
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Remnant Ridge Features 


Remnant basal ridges and branches form the higher elevations within the city 


area, principally at the southern margin on the slopes of Translator Hill 


(Rr, 1118) and at the northern margin (RL 1080). Ridge crests are typically 


gently sloping with isolated in the range <3% to 7% steepening to 15% to 25% 


(with isolated areas with gradients to 40%) on upper hillslopes at the 


boundaries of basalt flows and either side of incised natural drainage 


lines. 


Gentle Middle Slopes 


Gently sloping middle and footslopes, with gradients generally in the range of 


3% to 7%, occur between the flood plains of Dumaresq Creek and its 'tributaries 


and the remnant basalt ridges. 


The topography has been significantly modified by human activity in only isolated locations 


within the city area. These are specifically sited as follows: 


• at the Armidale Brickworks (refer Drawing 13837/1) where an area of 


approximately 240m x 180 m was previously quarried for clays, and is now 


understood to be undergoing backfilling operations; 


 


• along the route of the Main Northern Railway, comprising 6.3 km of 


cuttings and fillings embankments . 


Elsewhere within the city, only minor modification of the natural surface can be observed, 


where excavation or filling has taken place during road construction, residential and 


commercial development. 


Areas of filled ground reported by Council officers are shown on Drawing 13837/1. 
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4. GEDLOGY 


4.1 Stratigraphy 


Reference to the Armidale and Dumaresq 1:25000 Geological Compilation Sheets (Department 


of Mineral Resources) indicates that the City of Armidale is underlain by a complex 


stratigraphic succession of rocks and unconsolidated soils ranging from Carboniferous to 


Recent age. The distribution of lithological units after Department of Mineral Resources 


is reproduced in Drawing 13837/1. It is noted that the distribution of lithological 


units, as geologically mapped (unpublished) by the University of New England (UNE), 


varies from that shown on Drawing 13837/1, particularly in respect to the distribution 


of Tertiary sediments and volcanic rocks. Discussions with staff of the Department of 


Mineral Resources indicated that their published data is approximate only. It is not 


known which of the two data bases (UNE or Department of Mineral Resources) is more 


accurate. However, preference was given to published data and hence the Department of 


Mineral Resources data was used as reference. 


The boundaries indicated on Drawing 13837/1 may require review with time as further 


data is collected. 


A summary of lithologies, geological structure and weathering profiles is presented 


below in order of decreasing age. 


4.1.1 Sandon Beds (Carboniferous Age)  


The Sandon Red (denoted Cs in Drawing 13837/1) comprise a variable sedimentary sequence of 


charts, argillites and greywacke which have undergone low grade metamorphism associated with 


regional folding of the strata. 


Weathering profiles developed on the Sandon Beds are highly variable in depth, with the depth 


to fresh materials generally ranging from 3 m to in excess of 22 m, as indicated by past site 


investigations within the study area. 


 


 


 


 


 


 


 


 


 


 


 







 


Page 83 of 365 
 


dp D.J. Douglas and Partners Pty Ltd 


-  7  -  


During the Early Tertiary Period, extensive erosion of the surface of the 


Sandon Beds resulted in stream entrenchment, with local relief of up to  


400 m in the Armidale region. 


4.1.2 Armidale Beds (Tertiary Age)  


The Armidale Beds (denoted Ts in Drawing 13837/1) comprise lake and stream sedimentary 


deposits of early Tertiary (Eocene) age, deposited unconformably over the eroded 


Carboniferous surface. The beds comprise conglomerate, sandstone, grit, ferruginous 


cherty shale and "greybilly". 


Voisey (ref 1) attributes the extensive outcrops of greybilly to contact metamorphism 


at the base of the overlying basalt. However, the greybilly is interpreted by Francis 


and Walker (ref 2) as a silcrete duricrust of Paleocene to Eocene age. 


Plate 1 (Appendix B) shows tertiary sediments exposed in a road cutting in Madgwick 


Drive, North Armidale. Here, colluvial and residual soils are seen to overlie 


interbedded, partially cemented sands and gravels, underlain by fine grained sediments 


seen as fretting in exposure. 


Within the City of Armidale, geological mapping (Drawing 13837/1) indicates the 


Tertiary sediments at elevations ranging from approximate RL 975 to RL 1080. It is 


considered probable that a more extensive development of Tertiary sediments is 


present below the remnant basalt capping. Francis and Walker (ref 2) indicate the 


following: 


Lateritic weathering profiles have formed on Armidale Pals fluvial 


sediments, with nodular manganiferous laterite up to 1 m thick at the top 


of the profiles, being underlain by some 4 m of mottled deeply weathered 


material with traces of sedimentary stratification. 


The lateritic surface slopes from approximate RL 1030 to 


RL 975, with average gradients of 5° to 10°, and extends down 
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to 6 m above the Dumaresq Creek flood plain in some locations. 4.1.3 


Benvenue Basalts (tertiary Age)  


The Benvenue Basalts (denoted TV in Drawing 13837/1) disconformably overlie the 


Armidale Beds and predominantly comprise multiple alkali olivine basalt and related 


nepheline or analcime basanite flows, tuffaceous sediments (up to 70 m thick) and 


intrusives of lower Oligocene to lower Miocene age. Basalt flow directions are reported 


as toward the northeast at 10° to 15°. Volcanic breccia is described at the base of the 


sequence in several locations. 


Francis and Walker (ref 2) suggest the following: 


the flows were extruded from numerous local sources and may not have 


formal a complete basalt cover; 


lateritic weathering accompanied the basaltic eruptions, producing deep 


weathering (to the order of 7 m thick) in at 1Pagt three general locations 


at elevations between RL 1110 and RL 975; 


the stratigraphy of relict laterite profiles is complex, being 


characterised by localised development and erosional truncation prior to 


burial by subsequent flows. 


Within the City of Armidale, geological mapping (refer Drawing 13837/1) indicates the 


Tertiary basalts to occur at elevations ranging from approximately RL 994 to RL 1118. 


4-1.4 Recent Alluvium (Quaternary Age)  


Stream activity during the Quaternary period has resulted in the formation of flood 


plain deposits of dark coloured clays up to 600 m wide, in and 
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adjacent to the flood plain of the current Dumaresq Creek, Martins Gully and tributary 


gullies adjacent to the Main Northern Railway at the southern boundary of the City of 


Armidale. Geological mapping (Drawing 13837/1) indicates that the alluvial deposits 


(denoted Qa) principally lie between RL 1066 and RL 960 approximately. 


4.2 Soils 


4.2.1 Soil Types and Properties from Soil Conservation Service of NSW 


The Armidale office of the Soil Conservation Service of New South Wales has previously 


carried out urban capability and land t7Ce studies in a range of study areas around the 


periphery of the City of Armidale. Thee comprise North Armidale, South Armidale, Armidale 


City North Fat Sector and Dumaresq Shire (refer 3, 4, 5 & 6). This data indicates an 


extensive range of soil types and respective physical and chemical properties. Estimates 


of shrink-swell potential made by the Soil Conservation Service for the various soil 


types described are reproduced in Drawing 13837/2. The distribution of soil types and 


physical properties are described as being related to the local terrain and the 


associated geological/geomorphic interactions. 


Within the urbanised sections of the City of Armidale, information regarding soil 


distribution and properties, including manmade (filling) soils has also been included in 


Drawing 13837/2. This is generally based on records and observations by officers of the 


Armidale City Council. 


A summary of the major soil types defined within the Soil Conservation Service of NSW 


study areas is presented in Table 4.1 below. Only the shrink-swell characteristics, 


however, have been reproduced in attached Drawing 13837/2, as being of most 


significant hazard potential. The definition of the various shrink-swell categories 


used by the Soil Conservation Service is produced in Table 4.2 below from information 


presented in the North Armidale study (ref 3). 
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TABLE 4.1 - SUMMARY OF MAJOR SOIL TYPES 


SOIL CONSERVATION SERVICE OF NEW SOUTH WALES STUDY AREAS 


SOIL TYPE PHYSIOGRAPHY PARENT LITHOLOGY DESCRIPTION TYPICA


L 


DEPTH 


USCS SHRINK-SWELL EROSION 


HAZARD 


SOIL 


DRAINAGE 


BLACK 


CRACKING 


CLAYS 


Terraces, side 


slopes footslopes 


and drainage plains 


Basalt or alluvium 


derived from basalt 


Dark grey and black clay 


loam to clay surface soils 


0.25 m deep overlying paler 


coloured clay subsoil. 


Variants include mottled 


grey subsoil and high stone 


content. 


Variabl


e to >2 


m 


CH


, 


MH 


High to very 


high 


High Poor to 


impeded 


STONEY  


BASALT  


SOILS 


Edge of basalt 


flows. crests and 


steeper side slopes 


Basalt Dark red-brown clays 


dispersed between basalt 


fragments and joint blocks. 


coloured clay subsoil. 


Variants include mottled 


grey subsoil and high stone 


content. 


Variabl


e <0.5 


m 


CH


, 


HH 


High Moderat


e 


Poor 


HIGHLY 


WEATHERED 


STONEY 


BASALT 


SOILS 


Side slopes Basalt Brown light sandy loam to 


0.3 m deep over orange 


brown to yellow clay loam 


or clay subsoils. Highly 


weathered basalt fragments 


throughout. 


<1.5 m   Moderate High Moderate 


Cl-I000LATE 


SOILS 


Crests-and midslope 


benches 


Basalt Dark brown to reddish brown 


clay loam surface soil 0.15 


to 0.3 m deep overlying 


brown/red-brown clay sub-


soil. Underlain by highly 


weathered basalt. In some 


locations the basalt is 


overlain by a yellow clay 


subsoil. 


Variable 


1.0 m to 


1.5 m 


CH,  


MH,  


ML 


High to very 


low 


Moderat


e 


Poor 


BROWN 


CRACKING 


CLAYS 


Side slopes Basaltic tuff and 


fossil lateritic 


materials 


Reddish to dark brown clay 


loam 0.25 m deep over 


reddish brown, medium clay 


subsoils. 


<1 m CH, 


MN 


High to very 


high 


Moderat


e 


Poor to 


impeded 


ERDW4 


GRAVELLY 


SOILS 


Upper side slopes. 


variable gradient 


<10% to >25% adjacent 


to drainage lines. 


Colluvium derived 


from basalts and from 


insitu Armidale Beds 


sedimentary rocks. 


Grey brown or dark brown 


sandy loam to fine sandy 


clay loam soil to 0.45 m 


deep overlying brown to 


yellow brown light grey 


subsoils. Gravel content 


high, rock outcrops may 


occur within the soil group 


0.5 m to 


1.1 m 


CL, 


ML 


Low to 


moderate 


Moderat


e  _____   


to high 


 Impeded 


DUPLEX 


GRAVELLY 


SOILS 


Lower side slopes and 


footslopes 


Armidale Beds 


sedimentary rocks 


Brown to reddish-brown 


sandy loam to clay loam to 


0.4 m deep over variable 


loam or clay subsoil. 


1 m SC,  


SM,  


CL 


Low to 


moderate 


High Good to 


moderate 


YELLOW  


DUPLEX  


SOILS 


Crests, side 


slopes, footslopes 


and drainage plains 


Sandon Beds Brown sandy loam to light 


sandy clay loam surface 


soil 0.2 m to 0.6 m deep 


over yellow brown sandy to 


light clay subsoil. 


>1 m CH High Moderate 


to high 


Impeded 


 
NOTE: USCS - Unified Soil Classification System 
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TABLE 4.2 - SHRIMK-SWELL CATEGORIES 


SHRINK-SWELL  
POTENTIAL 


LINEAR SHRINKAGE  
% 


Low 0-12 
Moderate 12-17 
High 17-21 
Very High >21 


 


The above categories are based solely on the results of linear shrinkage tests. This is 


the linear decrease, in one dimension only, of a soil sample when oven dried from the 


moisture content at the liquid limit, expressed as a percentage of the original 


dimension. The linear shrinkage test is more fully described in Test C4.1 of AS 1289 


(ref 7). 


4.2.2 Gilgai  


The presence of 'gilgai' is noted within the City of Armidale, following discussion with 


staff of the Department of Agronomy and Soil Science, UNE. 


This phenomenon, as reported by Hubble et al (ref 8), comprises the formation of small 


hummocks and hollows by upward displacement of material during repeated shrink-swell 


movements of clay subsoils. Gilgai features 


are typically foin  where conditions are as follows: 


level or very gently sloping plains with soil depths of at least 1 m and a 


high variation in seasonal moisture content; 


black-earth swelling and texture-contrasted soils with thick subsoil clay 


horizons. 


Attached Plate 2 (refer Appendix B) shows a typical gilgai formation near the 


University of New England. The more brown soil in the central portion of the 


photograph is ascending with respect to the darker black soil either side. 
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4.2.3 Trap Soil 


The term 'trap soil' is used locally to describe a slightly clayey silty fine sand or 


sandy silt found on low lying ground up to a depth of approximately 0.3 m to 0.5 m below 


ground level. This is often directly underlain by clay soils of much lower permeability 


than the overlying trap soils. Accordingly, when prolonged wet conditions occur, the 


overlying trap soils, which may often be weakly cemented in dry weather, cannot drain 


downwards and quickly reduce in strength to a soft condition, thus becoming difficult to 


traffic and rendering excavation difficult due to side wall slumping. 


Plate 3 (refer Appendix B) shows a typical trap soil layer overlying a plastic clay 


near the University of New England. 


4.2.4 Extent of Gilgai and Trap Soil Formations 


Insufficient information was available on the extent of gilgai and trap soils formations 


within the study area to allow inclusion in the attached mapping. It is considered 


possible, however, that trap soils may relate to the duplex soils described by SCS (refer 


Table 4.1) and that gilgai formations may be occurring over much of the black cracking 


clays, as also described by SCS, where the topography is reasonably flat. 


5. GROUNDWATER 


Published data with respect to groundwater within the City of Armidale appears 


limited. The South Armidale survey of the Soil Conservation Service of New South Wales 


(ref 4) indicates the presence of a permanent spring located near the eastern boundary 


of the study area, but does not define the location. 


A study of groundwater characteristics of sections of the Dumaresg Shire adjacent to 


the City of Armidale was carried out by Patterson (ref 9). General findings of the 


study included the following: 


 


 


 


 


 


 


 


 


 







 


Page 89 of 365 
 


dp D.J. Douglas and Partners Pty Ltd 


- 12 - 


Producing aquifers include both sands of the Armidale Beds (Ts) and 


weathered basalt intervals (Tv) in the Translator Hill Area. 


Groundwater sources adjacent to the Old Inverell Road (Bundarra Road) 1 to 


2 km west of the city boundary are derived from a single sand aquifer 


located under the youngest basalt flow. Springs associated with the outcrop 


of the aquifer were characterise1 by flows ranging from 5000 to 90,000 


litres/day. 


The locations of spring or Lepage activities either noted previously by Council staff or 


observed during the current study are shown on Drawing 13837/1. Also included are the 


locations of small farm dams interpreted as probably spring fed. The distribution of 


these features indicates a concentration of spring or seepage features at or close to 


the base of basalt flows, with a lesser number within basalt units. 


It is considered that lateritic bands within the basalt sequences are likely to control 


drainage paths, either directly or as local aquicludes, where significant clay formation 


has occurred during the lateritic weathering process. 


A typical spring location is indicated on Plate 4 in Appendix B. This is located in the 


Arboretum, adjacent to Kentucky Street (New England Highway). 


6. GEN0TECHNICAL.HAZARD ASSESSMENT 


The following sections describe the assessment of natural and site development 


induced geotechnical hazards within the City of Armidale. 


6.1 Assessment of the Hazard of Slope Instability 


Since the development of steep sites involves acceptance by the owner of a certain level 


of risk following development, it is recommended that all 
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land proposed for development in the City of Armidale be classified in accordance with 


the risk methods of slope instability presented in Walker et al (Ref 10). The general 


categories adopted therein are reproduced below in Table 6.1. Prior to application of 


these risk categories to local conditions, an assessment was first made which included 


consideration of the following items: 


• Published geological mapping and probable inaccuracies indicated by 


comparison of varying information sources. 


• Information regarding reported areas of instability supplied by Council, 


local engineering consultants and staff of the University of New England. 


 Information regarding intermittent and permanent spring or seepage 


activity. 


• Observations of slope gradients from topographic plans. 


 Field observations during the current study. 


• Interpolation of field observations in undeveloped areas to developed 


areas with similar topographic and geological features. 


 Review of selected stereo pair air photographs held by Council. 


On the basis of the above items, the study area has been subdivided into provisional 


risk zones (of instability) as indicated in Table 6.2. The approximate zone boundaries 


are shown on Drawing 13837/3. It is 


anticipated that these zone boundaries will eventually either be modified or confirmed 


by more extensive site investigation during subdivision planning or site redevelopment. 


For this reason it is recommended that sites in 'medium' or greater risk categories (as 


identified by Drawing 13837/3) be subjected to specific geotechnical review as further 


discussed in Section 8 below. 
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T A B L E  6 . 1  -  C L A S S I F I C A T I O N  O F  R I S K  O F  S L O P E  I N S T A B I L I T Y   


This table is an extract from CEOTECHMCAL RISKS ASSOCIATED WITH HILLSIDE DEVELOPMENT as presented in Australian Geomechs News, Number 10, 
December, 1985, which discusses the matter more fully. 


  


 RISK CP EXPLANATION IMPLICATIONS FOR DEVELOPMENT 


INSTABLITY 


Evidence of active or past landslips or rockface 
failure; extensive instability may occur. 


Evidence of active soil creep or minor slips 
or rockface instability; significant instability 
may occur during and after extreme climatic 
conditions. 


Evidence of possible soil creep or a steep soil 
covered slope; significant irritability can be 
expected if the development does not have due 
regard for the site conditions. 


No evidence of instability observed; Instability 
not expected unless major site changes occur. 


Unsuitable for development unless major 
geotechnical work cart satisfactorily improve 
the stability. Extensive geotechnical 
Investigation necessary. Risk after 
development may be higher than usually 
accepted. 


Development restrictions and/or geotechnical 
works required. Geotechnical investigation 
necessary. Risk after development may be 
higher then usually accepted. 


Development restrictions may be required. 
Engineering practices suitable to hillside 
construction necessary. Geotechnical 
Investigation may be needed_ Risk after 
development generally no higher than usually 
accepted. 


Good engineering practices suitable for 
hillside construction required. Risk after 
development normally acceptable. 


VERY I-IIO-I 


HIGH 


MEDIUM 


LOW 


VERY LOW Typically shallow soil cover with flat to Good engineering practices should be followed. 


gently sloping topography. 
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TABLE 6.2 - DEFINITION OF INSTABILITY RISK ZONES  


(as indicated on Drawing 13837/3)  
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Specific examples of 'medium' and 'high' risk zone categories are indicated 


on Plates 5 and 6 in Appendix B. 


In Table 6.1 above, reference is made to "good engineering practices". A summary of 


such considered good practices for sites in risk categories of 'medium' or greater 


is presented in Table 6.3 below along with 


illustrations of both good and poor construction practice in Figure 6.1 (both 


reproduced from Walker et al (ref 10)). 


The main points of greatest significance to the steeper portions of sloping 


sites are as follows: 


(i) Minimise cuts and fillings and provide adequately designed walls or 


batter slopes to ensure stability of all cuts and fillings; this 


applies to house platforms and to access roads/driveways and 


footpaths. 


(ii) Proposed cuts deeper than 1 m and fillings higher than 1m should be subject 


to geotechnical review prior to construction. It is expected that cuts and 


fills greater than 1 m would need to be supported by engineer designed 


retaining structures. Cuts and fills less than 1 m should be battered down 


to a slope of 2H:1V and 2.5H:1V (respectively) and protected from erosion. 


Note here that the above batters are for stability consideration only. If 


maintenance of vegetation is required, then soil slopes may require to be 


no steeper than 5H:1V (to enable lawnmower equipment to operate) in 


accordance with Council's existing standards. 


(iii) Provide good surface and subsurface drainage with no discharge on slope. 


(iv) Support house loads on footings founded on rock where practicable. 


(v) Revegetate all earthworks speedily to minimise surface erosion. 
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(vi) All swimming pools should be engineered and well supported, with underdrainage 


installed to guard against leakage into the subgrade. 


(vii) Filling placed on the lots for roadworks and driveways should be placed on a 


benched subgrade and compacted in horizontal lifts of 300 mm maximum loose 


thickness to a minimum dry density ratio of 100% Standard (Test E1.1 of AS 1289 


(ref 7)). All such filling should be placed in accordance with AS 3798 (ref 14) 


and the guidelines presented in Section 6.4 below. 


6.2 Assessment of the Hazard of Shrink-Swell Movements in Soil 


The assessment of potential for shrink-swell movements of soils has been limited to the 


study areas of the Soil Conservation Service of NSW and restricted areas for which records 


are held by the Armidale City Council. The distribution of the potential for shrink-swell 


movements with seasonal moisture change in the above areas is shown on Drawing 13837/2. 


As previously discussed in Section 4.2 above, the shrink-swell assessment has been based 


solely on linear shrinkage testing. The soil mapping which forms the basis of Drawing 


13837/2 was carried out some considerable time ago (1979 to 1980), prior to extensive 


additional studies on the mechanism and measurement of shrink-swell, first by the NSW 


Builders Licensing Board (ref 11) and latterly as presented in AS 2870.1 (ref 12) and AS 


2870.2 (ref 13). It is based on a crude assessment of plasticity and appears to take no 


account of soil suction and its variation with depth, depth of the cracked zone, climate, 


soil permeability, and presence of either bedrock or water table within the depth of suction 


influence. Since these latter parameters are all now considered of importance in assessing 


predicted surface movement due to seasonal shrink and swell, it follows that the 


classification indicated in Drawing 13837/2 is now somewhat dated. In addition, it is 


considered possible that in some instances such a classification based solely on plasticity 


may be misleading. However, in the absence of other more recent data it has been included in 


this study 
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with the suggestion that it be used for comparative purposes only and as a preamble to more 


detailed additional classification. 


Since AS 2870 (ref 12 and 13) allows consideration of all the above influencing factors in 


shrink-swell assessment it is recommended that this code be adopted for shrink-swell 


assessment relating to all proposed development within the City of Armidale. This code 


provides not only a means of classification but also guidance on suitable footing types for 


each soil class in order to reduce distress to generally acceptable levels (refer Section 


7). 


Classification of a clay site under AS 2870 is undertaken utilising one or more of the 


following methods: 


"(a) Visual assessment of the site and interpretation of performance of existing 


masonry building walls on light strip footings which have existed for no less 


than 15 years in a similar soil assessed in accordance with Table [6.4]. 


(b) Identification of the soil profile and a classification from established data 


on the performance of the soil profile. 


(c) Computation of the predicted surface movement (ys) in accordance with 


engineering principles." 


With respect to (c) above, the predicted surface movement (ys) is calculated as laid out 


in Appendix D of AS 2870.2 (ref 13). The relationship between ys, foundation material and 


designated site class is presented in Table 6.4 below. In addition, the relationship 


between site class and typical shrink-swell induced damage categories, which may be 


incurred by residential masonry, is also presented. 


A full explanation of these damage categories is presented in Appendix A of AS 2870.1 (ref 


10) and also reproduced in CSIRD Sheet No 10-91 (contained in Appendix C of this report). 


This latter sheet has been 
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enclosed as a guide to developers and home owners in order to minimise risk related to 


shrink-swell movement and provide appropriate precautions relating to layout of trees 


and gardens and maintenance of gardens and plumbing leaks. 


The predicted surface movement and hence shrink-swell class is used for footing 


selection and design in accordance with AS 2870. However, the predicted surface 


movement is influenced by cutting or filling. Hence, it is important that each block 


in a clay site development be independently assessed for shrink-swell potential when 


full details of the proposed layout are available, in order to allow selection of the 


appropriate footing system. 


For purposes of the operation of AS 2870, additional classes of site are presented 


therein as follows: 


FOUNDATION CLASS 


Most sand and rock sites A 


Sites which include: soft soils,  


such as soft clays or silts or loose  


sands; landslip; mine subsidence;  


collapsing soils; or soils subject  


to erosion. 


The formation of 'gilgai' within the City of Armidale is discussed in Section 4.2 


above. Site development to minimise the risk of structural damage from this 


concentrated form of shrink-swell movement would generally require detection of the 


feature prior to site clearing, probably by an experienced soil scientist or 


geotechnical engineer. 


The development of a better understanding of the distribution of gilgai soils would 


suitably be included with the strategy for improvement of loca1 site knowledge 


detailed in Section 9. 
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6.3 Assessment of Geotechnical Hazard Associated with Spring  Activity 


The presence of permanent and intermittent spring activity associated with Tertiary 


basalt and sedimentary sequences is described in Section 5. The approximate (and 


possibly inaccurate) definition of lithological boundaries is also noted. 


It is considered that principal hazards associated with spring activity are related 


to: 


• the risk of destabilisation of cut soil slopes by erosion and saturation 


of principally Tertiary sands; 


• the risk of creep movement or slippage in cut rock slopes along water 


softened planes of weakness principally in claystones and relict 


lataritic layers of high clay content; 


• the softening of road subgrade or building foundations within or downslope 


of the spring line resulting in basting capacity failure or unacceptably 


high settlements. 


As permanent springs are generally obvious during site selection and development, it 


is considered that intermittent springs, which may not be easily identified during dry 


periods, pose the greatest hazard to development. Accordingly, proposed subdivisions 


or developments on arras of likely basalt flows or Tertiary sediments should be 


subject to engineering assessment, in particular where these areas are associated with 


a slope instability risk category of 'law' or greater. 


As part of all site investigation works and preliminary studies it is recommended 


that assessment of the presence of springs be carried out following the 


guidelines presented in Table 6.5 below. 
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TABLE 6.5 - CLASSIFICATION OF SPRING ACTIVITY 


 


 
LEGEND: Tv denotes Tertiary basalt flows as denoted on Drawing 13837/1  


        Ts denotes Tertiary alluvium flows as denoted on Drawing 13837/1 
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In order to assist in assessment of the presence of springs, Drawing 13837/4 has been 


produced. Potential spring hazard zones are approximately delineated on this drawing 


where the approximate boundaries of the Inn alt flows and the Tertiary alluvium (from 


Drawing 13837/1) overlap with the approximate slope instability risk categories of 


'low' or greater (from Drawing 13837/3). 


6.4 Development Induced Risk and Earthworks  


6.4.1 General 


Some of the risks associated with site development have already been discussed in 


Section 6.1 as particularly pertinent to sloping sites. In general terms, however, 


there are risks associated with all forms of earthworks, particularly due to 


inappropriately battered and/or retained cutting and filling, inadequate compaction of 


filling, inadequate treatment of subgrade or foundation soils prior to placing of 


filling or construction of footings, and insufficient if any quality control testing 


of compaction. 


It is recommended that the guidelines presented in AS 3798 (ref 14) be adopted for use in 


all earthworks development within the City of Armidale. A summary of some of the more 


critical points is presented in Section 6.4.2 to 6.4.4 below. Some of the guidelines 


presented below are more stringent and/or more extensive than presented in AS 3798 and 


should be adopted as being more appropriate to local conditions. Reference is made, 


where appropriate, to specific clauses of AS 3798 (ref 14). 


6.4.2 Site Preparation 


(a) Topsoil Stripping - The area on which any filling is to be placed should be 


stripped of all vegetation and any highly organic or soft wet topsoil (refer   


6.1.5 of AS 3798). 
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(b) Slope Preparation - Where proposed filling is to abut against sloping ground 


steeper than 8 horizontal to I vertical, benches should be cut in excess of 100 


mm deep to prevent the development of continuous low shear strength surfaces 


(refer Clause 6.1.6 of AS 3798). All cut benches should also conform either to 


cut batter requirements of Table 6.6 below for level ground, or the information 


presented in Section 6.1 above for sloping terrain. 


(c) Foundation Preparation - Where springs or seepages are present in the foundation 


area they should be allowed for in the assign and appropriate drainage measures 


taken (refer Clause 6.1.7 of AS 3798). 


(d) Test Rolling - All foundation soils which are to have filling placed over them 


should be test rolled after stripping and slope or foundation preparation and 


any soft spots detected removed to an appropriate depth as determined by a 


suitably qualified engineer. It may be advantageous in some cases to consider 


use of a geofabric or a bridging layer of coarse granular material under 


engineering advice. Test rolling should be carried out using either a smooth 


steel wheeled roller, pneumatic tyred roller or ballasted highway truck (refer 


Clause 5.4 of AS 3798). 


(e) Groundwater - Rolling to achieve compaction is likely to be difficult if there 


is a shallow groundwater table. Problems can occur if excavation is undertaken too 


close to the water table which may rise in wet weather conditions. Excavation 


should not be carried out closer than generally 1 m to the water table unless 


special arrangements are made to control groundwater during excavation and any 


subsequent construction and backfilling. 


6.4.3 Stability of Excavations 


Guidelines are presented in Table 6.6 below (for initial planning purposes only) for 


suitable batters in level ground (very low slope instability risk as defined in Table 


6.1 and 6.2 and Drawing 13837/3) at which 
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excavations may be cut for longterm stability against shearing failure. They are 


subject to inspection by an appropriately qualified engineer. 


 


TABLE 6.6 - SAFE BATTER CUTS FOR LONGTERM STABILITY 


 


 
The values in Table 6.6 apply to situations where there is horizontal ground above 


and below the cut and do not apply to cuts in long slopes. Similarly they do not 


apply to situations where groundwater is apparent on the cut face. 


If maintenance of vegetation is required, then soil slopes may require to be no 


steeper than 5H to 1V (to enable lawn mower equipment to operate) in accordance with 


Council's existing standards. 


Stiff clay in Table 6.6 is defined as having an undrained shear strength of greater 


than 50 kPa when measured by a suitably qualified person. 


Rock strength terms and fracture spacings are defined in Figure 6.2 below. 


The batter slops presented for rock may not be appropriate where bedding is dipping 


downslope or where extensive joints or discontinuities are present. 
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6.4.4 Filling 


(a) Compaction of Filling - Minimum relative compaction values are 


recommended for earthworks filling in Table 6.7 below. 


 


 


 


In the above, light floor loadings are considered as not in excess of 20 kPa on 


average for slabs, 100 kPa for strip or pad footings, and applicable to free 


standing single storey and some double storey houses. For commercial 


developments, engineering assessment should be made of the tearing capacity and 


deformation of filling prior to adoption of the above and whether or not the 


minimum relative compaction requires to be increased. 


The minimum relative compaction values stated above refer to AS 1289 (ref 7) as 


follows: 
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Standard Compaction - test method E1.1 or E1.2  


Modified Compaction - test method E2.1 or E2.2 


Density Index - test method E6.1 


The values presented in Table 6.7 above are the same as, but in a few cases 


slightly higher than, those presented in AS 3798 (ref 14). It is considered that 


they are more appropriate for local conditions (refer also Clam...s 5.1 to 5.6, 


6.2.2 and 6.2.4 of AS 3798). 


(b) Filling Moisture Content - It is recommended that all structural cohesive soil 


filling (ie. filling, other than form filling, beneath buildings and roads as 


presented in Table 6.6 above) be placed and compacted at a moisture content 


within the range of OMC - 2% to (NC + 2%, where OMC is the optimum moisture 


content for standard compaction as determined by test E1.1 or E1.2 of AS 1289 


(ref 7). In addition, such filling should not be allowed to become drier than 


OMC -2% or wetter than OMC + 2%, in between lifts or prior to placing of 


concrete or pavement materials. This is in order to minimise any possible post-


construction shrinkage or swelling (refer also Clause 6.2.3 of AS 3798). 


(c) Compaction Adjacent to Retaining Walls - Heavy earthmoving plant and e....1f 


propelled rollers should not be allowed to operate on cohesive soils close to 


retaining walls, within the zone of selected compaction indicated in Figure 6.3 


below, unless special allowance has been made for such additional loadings by a 


suitably qualified engineer in the retaining wall design. This is due to the 


high horizontal forces that can be generated by compaction of clay soils. 


Within this zone of influence, either lighter equipment should be used (such as 


600 mm wide hand controlled rollers, or hand controlled power rammers) or else 


cohesionless, more readily compactable materials. For all retaining walls 


greater than 1 m high, guidance on compaction and material types to be used 


within this zone and on use of drains behind retaining walls should be 


presented by the developer's engineer at Building Approval submission stage 


(refer also Clause 6.2.6 of AS 3798). 
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7. FOOTING DESIGN 


7.1 Residential Footings 


After the site is classified in accordance with AS 2870 (ref 11 and 12) it is 


recommended that the design and construction of footing systems for residential 


buildings be carried out in accordance with AS 2870. 


Part 1 of the code (AS 2870.1) provides design rules for various types of footings in the 


various soil classes. These are summarised in Table 7.1 below. 


Part 2 of the code (AS 2870.2) includes reference to Class P sites (refer 


Section 6.2 above) and the  _____ of pier and beam, comments on mine subsidence and design 


for collapsing soil. 


TABLE 7.1 - FOOTING TYPES AS APPROPRIATE FOR REACTIVE SOILS  


(from AS 2870) 
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7.2 Commercial and Industrial Buildings 


Where reactive soils are encountered on commercial and industrial building sites, AS 


2870 is not applicable for design and construction of footing systems. 


For most industrial sites and many commercial sites (e.g. Shopping centres), the whole 


site is paved. Thus, there maybe same initial adjustment if the soils at the time of 


construction are not close to their equilibrium value, but seasonal movements should 


otherwise be negligible. However, if there is extensive landscaping without other 


protection, significant problems could occur with shallow footings. 


For most situations, the ii of 'shallow' footings will be feasible, with 


depth dependent upon the circumstances. Minimum recommended footing depths are given in 


Table 7.2 below with distinction between 


UPEF - unprotected external footings - generally supporting the external 


walls, without adjacent paving or possibly with low shrub landscaping 


adjacent; 


PEF - protected external footings - where there is surface paving extending for 


at least 1.5 m (S or M soils) or 2.5 m (H or E) beyond the building; 


IF - internal footings - more than 2 m ____  the external wall.  


TABLE 7.2 - MINIMUM FOOTING DEPTHS 
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- 2 6 -   


As an alternative to strip footings a raft foundation may be preferred, with a 'rat 


wall' around the perimeter. The depth of the turned down wall (which may or may not be 


incorporated into the raft) should be the same as for DPEF or PEF footings as 


appropriate. No wall would be needed with Class S. 


8.. 1NRCRMATION AND PROCEDURES SUGGESTED PER COUNCIL APPROVAL 


In order to minimise geotechnical related risk associated with development within the 


City of Armidale, a list of requirements is presented in Table 8.1 below relating to 


hazard assessment and procedures developed in. Section 6 above. It is suggested that 


these potential hazards be considered by all developers and identified in their 


submission to Council at the appropriate stage noted. 


In general, it is recommended that risk categories be defined by the appropriate 


persons indicated for slope and springs hazard categories at development approval 


stage. At building approval stage it is recommended that confirmation be undertaken by 


the developer that the risk category is still appropriate for slope and springs and 


that the proposal is in compliance with all requirements for that category. Risk 


categories for soils (Cl-As based on AS 2870, ref 12 and 13) should be defined at 


building application stage. 


All categorisation of risk, verification of bearing capacity, design of retaining 


walls and spring stabilising/drainage measures as indicated in Table 8.1 and cross 


referenced therein, should be provided by a suitably qualified person fully 


conversant with local conditions. 


During earthworks construction and prior to structural erection, 


additional verification inspection should be performed to confirm that risk categories 


for soils and springs hazard categories are as assessed at development approval stage. 
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TABLE 8.1 - GUIDELINES FOR RISK ASSESSMENT AND DEVELOPMENT 
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TABLE 8.1 - GUIDELINES FOR RISK ASSESSMENT AND DEVELOPMENT (Continued) 
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Part 1 General Provisions  


1.1 Introduction  


This chapter supplements information provided in Council’s Engineering Code, and should be read in 
conjunction with that document.  


The purpose of this chapter is to guide good design that makes provision for the effects of inundation 
(flooding) from natural watercourses and local stormwater runoff on development; and considers 
changes over time that have resulted in concentration, increase or redirection of pre-existing or 
natural flows.  


1.2 Objectives  


O.1 To provide design solutions that consider the future impacts of flooding and stormwater 
runoff.  


O.2 To provide safety for the public and protection of property in major storm and flood events.  


O.3 To provide for the safe passage of minor floods and minimise the inconvenience they cause 
the public.  


O.4 To improve urban amenity through maintenance of natural drainage lines.  


O.5 To optimise the land available for urban purposes including community facilities.  


1.3 Land to which this chapter applies  


This chapter applies to land in the Armidale Region local government area.  


1.5 Addressing the guidelines in this chapter  


The guidelines for managing flooding and stormwater runoff are set out in this chapter. These are 
expressed in the form of objectives which need to be addressed for each development proposal. For 
each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation. The chapter also provides guidelines which must be addressed where 
they are relevant to a development proposal.  


Part 2 Flood Protection  


2.1 Natural Watercourses Detailed information and advice in relation to flooding from natural 
watercourses such as Dumaresq Creek, Martin’s Gully , Black Gully and Yoogoonda Gully is available 
in Council’s Policy 038 – Armidale Floodplain Management Policy. Generally, planning restrictions will 
apply to development on land below the ‘flood planning level’ of such watercourses. The ‘flood 
planning level’ refers to the flood level established by the 1% Annual Exceedance Probability (AEP) 
flood (commonly referred to as the ‘1 in 100 year flood’) plus 0.5 metres freeboard. The term AEP is 
commonly used with respect to flooding. The term Average Recurrence Interval (ARI) is commonly 
used in relation to urban drainage design – e.g. 5 year, 10 year, 20 year or 100 year storms.  


Urban areas affected are shown on the flood planning maps for Armidale, extending from 
approximately Lake Zot in the west to Castledoyle Road in the east. Flood planning maps can be 
viewed at Council.  


2.2 Local Flooding  


O.1 To ensure new buildings are designed to take into account the potential effects of ‘local’ 
stormwater run-off from upstream catchments, both natural and impervious, for rainfall 
events up to and including the 1% Annual Exceedance Probability (AEP) event. Designs must 
demonstrate that:  
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S.1 Floor levels are elevated above surrounding finished ground levels; where practical, by a 
minimum of 450mm above the ground level surrounding the sewer gully riser or by 300mm in 
other cases, with the adjacent ground surface graded to allow effective drainage of surface 
water away from the building.  


S.2 An effective permanent and fail-safe overland drainage system (irrespective of any piped 
system) allowing unimpeded flow of surface water away from all possible points of stormwater 
entry to the building (to be identified by design levels and bold arrowed stormwater 
flowpaths).  


S.3 Discharge is to be to an appropriate drainage system and, if above ground, not across the 
public footpath in a concentrated flow.  


S.4 Drainage systems must not cause nuisance to neighbouring properties. 


2.2 Local Flooding  


O.1 To ensure new buildings are designed to take into account the potential effects of ‘local’ 
stormwater run-off from upstream catchments, both natural and impervious, for rainfall 
events up to and including the 1% Annual Exceedance Probability (AEP) event. Designs must 
demonstrate that:  


S.1 Floor levels are elevated above surrounding finished ground levels; where practical, by a 
minimum of 450mm above the ground level surrounding the sewer gully riser or by 300mm in 
other cases, with the adjacent ground surface graded to allow effective drainage of surface 
water away from the building.  


S.2 An effective permanent and fail-safe overland drainage system (irrespective of any piped 
system) allowing unimpeded flow of surface water away from all possible points of stormwater 
entry to the building (to be identified by design levels and bold arrowed stormwater 
flowpaths).  


S.3 Discharge is to be to an appropriate drainage system and, if above ground, not across the 
public footpath in a concentrated flow. S.4 Drainage systems must not cause nuisance to 
neighbouring properties. 


 


 


Figure 1: An effective overland flowpath within a development site.  
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Part 3 Stormwater Drainage Systems for Urban Subdivisions  


3.1 Drainage Systems  


O.1 To ensure stormwater drainage systems are designed to cater for minor systems (nuisance 
flows generated by rainfall events with an Average Recurrence Interval (ARI) of 5 years) and 
major systems (larger flood flows generated by rainfall events with an ARI of 100 years).  


O.2 To ensure stormwater is disposed of in a hazard-free and nuisance-free manner within the 
capacity of the receiving drainage system.  


O.3 To minimise hard surface areas to allow for greater absorption of stormwater; and reduce 
impact on stormwater systems.  


O.4 To retain and enhance the natural conditions of natural watercourses.  


O.5 To create stormwater easements of adequate dimensions.  


S.1 All stormwater drainage collecting as a result of the erection of, or alterations or additions to, 
a development must be conveyed by a gravity fed or charged system to:  


a) a public drainage system, or  


b) an inter-allotment drainage system.  


S.2 Major and minor systems must be provided. S.3 Minor systems should take the form of a 
piped system with appropriate stormwater inlet facilities for both road drainage and inter-
allotment drainage where sites do not drain directly to the street.  


S.4 The major system should take the form of permanently unobstructed failsafe, above ground 
floodways for both drainage involving roads etc, and inter-allotment drainage. Inter-allotment 
drainage systems do not always require a defined aboveground floodway, however, a flowpath 
should be identified.  


S.5 Both major and minor systems should discharge to a suitable Council approved (natural or 
engineered) receiving drainage system. The suitability and practicality of connection to such a 
receiving drainage system must be thoroughly checked by the developer's Chartered 
Professional (Civil) Engineer (CPE) for the project.  


S.6 If the receiving drainage system does not have adequate spare capacity, then some form of 
retarding system must be provided to limit discharge flow rates to pre-development flow rates. 
This will be determined by the CPE in consultation with Council’s Development Engineering 
staff. The following drawings show a minor road piped drainage system (A) and associated 
major; ‘failsafe’ aboveground system (B) designed to protect adjacent properties (Australian 
Rainfall and Runoff, Institute of Engineers Australia, 1998).  
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3.2 Stormwater Drainage Easements  


S.7 Where the creation stormwater drainage easement through the property of another party is 
required, the applicant is required to supply details of proposed arrangements when 
submitting applications.  


S.8 The consent of the landholder(s) to be affected must be provided. S.9 Easements must be of 
adequate width for the design and maintenance of the drainage system proposed, including 
any aboveground floodway(s).  


3.3 Receiving Drainage Systems  


Receiving drainage systems usually occur in the lower part of catchments or downstream of the 
outflow point of storm water collected from developed areas. Receiving drainage systems can consist 
of large diameter piped drains, constructed channels or natural watercourses (such as gullies, creeks 
or streams).  


This section outlines Council’s requirements for the capacity, treatment, and if necessary, 
rehabilitation, of natural watercourses that will act as receiving drainage systems for storm water 
run-off from developed areas. The relevant requirements also apply to natural watercourses that are 
situated within a development area, but are located upstream of the stormwater discharge point for 
the proposed development.  


Specific storm water drainage provisions may apply to certain areas. Applicants are advised to check 
any site specific Strategy Plans in the Locality Specific Precincts section of this DCP that may apply to 
the land.  


3.3.1 Principles  


Natural watercourses that act as receiving drainage systems for storm water run-off from developed 
areas should reflect, or improve, the pre-existing or natural situation in terms of location, quantity, 
quality and velocity of flows. Receiving drainage systems shall be designed in accordance with the 
following general principles:  


P.1 the catchment context must be considered in all management decisions and planning 
processes affecting urban streams;  


P.2 in planning and development decisions, all remaining natural features of stream corridors 
should be protected as far as possible;  


P.3 stream management practices should attempt to emulate nature because the ecological 
functions of natural streams cannot be replaced by engineered solutions;  


P.4 no watercourse is so degraded that its ecological functions cannot be improved;  


P.5 for Greenfield sites, the values and functions of streams must be evaluated at the earliest 
planning stage and considered at all decision points.  


3.3.2 Provision for Peak Discharge Stormwater Flows  


Developers must demonstrate to Council’s satisfaction, that either:  


S.1 peak discharge from the proposed development site and all land upstream of the proposed 
development site within the drainage catchment (having regard to likely future development 
given the existing land use zoning at the date of application) will be disposed of in a hazardfree 
and nuisance-free manner within the capacity of the receiving drainage system; or  


S.2 the proposed development will be designed to attenuate peak discharge flows from the 
drainage catchment so that, at all points along the receiving drainage system downstream of 
the development site, stormwater discharge from the proposed development will be disposed 
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of in a hazard-free and nuisance-free manner within the capacity of the receiving drainage 
system.  


S.3 Council may require, where relevant, an easement or riparian area reserve to be established 
by the developer over all or part of the receiving drainage system, and for the feasibility of 
such (including the consent of any affected downstream owners) to be demonstrated in the 
development application for the proposed development.  


3.3.3 Formation/Rehabilitation of Natural Watercourses  


The retention and rehabilitation/enhancement of natural conditions is the underlying theme for the 
treatment of natural watercourses. Receiving drainage systems that act as ‘living streams’ can be 
developed to provide native flora and fauna with areas for feeding, reproduction and migration, and 
can act as ‘stepping stones’ or corridors through the urban landscape. Storm water drainage systems 
that mimic or replicate nature are also more aesthetically pleasing than traditional systems such as 
straight drains and large, deep detention ponds or sumps.  


S.1 Council will generally require natural watercourses within development areas, and receiving 
drainage systems downstream of development sites that cater for run-off from development, 
to be formed and/or rehabilitated in accordance with the following diagrams. Site specific 
variations may be required having regard to the nature of the watercourse. 


 







 


Page 122 of 365 
 


 
Typical storm water outlet protection detail  
Source: Tierney & Partners, 2004  
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Typical re-planted cross section (not to scale)  
Source: Tierney & Partners, 2004  
 
A planting schedule and species list can be found at Appendix 1.  
 
Part 4 Stormwater drainage systems for urban lots  
 
4.1 System design  
 


S.1 The most effective, and therefore preferred, means of minor stormwater drainage from 
‘improved’ areas is by a gravity system directing stormwater to an approved receiving system 
(eg natural watercourse, Council drain, or property inter-allotment drain, etc).  


S.2 On site dispersal trenches will only be accepted where no other practical alternatives are 
available. Each system will be considered on its merits.  


S.3 On site disposal arrangements will not be approved for commercial or industrial development 
and ‘pump out’ systems will not be allowed in any urban location.  


S.4 Where alternative systems are proposed, the developer’s CPE shall demonstrate to Council 
that run off from rainfall events up to and including the 100 year ARI event shall be adequately 
retained and run off controlled in a fail safe manner.  


S.5 In cases where the receiving drainage system does not have adequate spare capacity to accept 
the development discharge, a retarding system must be provided to limit discharge flow rates 
to pre-development flow rates. This will need to be determined by the CPE in consultation 
with Council’s Development Engineering staff.  


S.6 The CPE must demonstrate that post-development flows arising from any new work will not 
be concentrated or exceed the level of pre-development flows at any time. Moreover, the 
design must not allow any appreciable nuisance to other property owners in the circumstances 
of each case, including by reason of any excessively extended duration of stormwater flow.  


 
4.2 Charged Line Systems  
 
A Charged-Line System (sometimes referred to as an Inverted Syphon system) is a sealed pipe system 
which conveys stormwater from roof guttering under gravity pressure, but where the outlet to an 
approved drainage system is actually above the level of the subject site.  
 


S.1 A charged-line system will only be considered for a single residential dwelling and associated 
Class 10a buildings under the Building Code of Australia (BCA), or alterations and additions to 
existing small commercial/industrial buildings where a property falls away from the drainage 
system (e.g. road gutter), and where it can be clearly demonstrated that to permit access to a 
legal point of discharge for stormwater:  
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a) an inter-allotment drainage easement cannot be obtained, or  
 
b) where inter-allotment drainage is not practical.  


 
S.2 Each such site-specific system must be designed in accordance with AS 3500 – National 


Plumbing and Drainage Code and the BCA.  
 
S.3 Charged-line system designs and specifications must be supported by clear information which 


fully demonstrates the proposed drainage system will function effectively in a nuisance free 
manner.  


 
S.4 The charged-line system must be completely watertight from the roof gutter level to the 


proposed outlet at street level, with an appropriate (capped) inspection/cleaning facility at the 
lowest point of the stormwater system.  


 
S.5 Any such system which has an outlet to a road drainage system shall have a suitable kerb 


adaptor that is to be installed to minimise the potential for impact on the designed gutter flow 
within the road.  


 
S.6 Building roof gutter(s) should be installed with an effective leaf guard arrangement to reduce 


the potential for blocking the gutters.  
 
S.7 As a charged-line system is designed to convey roof stormwater only, provision must also be 


made in the drainage design to effectively manage surface stormwater from any impervious 
areas such as driveways and paved areas within the subject site without nuisance to other 
properties.  


 
Part 5 Stormwater drainage systems for rural lots and large lot residential lots  
 
5.1 On-site stormwater disposal systems  
 


S.1 On-site stormwater disposal systems for new development activity on rural (RU1, RU3 and 
RU4), Environment Protection (E1, E3 or E4) or large lot residential (R5) zoned land may be 
permitted where:  


 
a) the lot size is not less than 1 hectare (10,000 m2);  
 
b) no suitable Council approved drain or suitable natural watercourse exists in the vicinity 


of the site; and  
c) Council is satisfied that on-site dispersal is not likely to adversely affect the environment, 


including neighbouring properties, roads etc. (eg by concentration of flow); and  
d) the Applicant has submitted a report prepared by a CPE to address:  


 
i) suitability of soil and site conditions for on-site disposal (eg absorption capacity of 


site); and  
 
ii) any necessary measures to be taken to prevent soil erosion or sedimentation or soil 


instability and water nuisance of any type; and iii) scenarios of water-related 
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nuisance and/or possible complaint of any type, with a view to protect Council 
against avoidable claims or loss.  


 
S.2 In some circumstances, particularly in the E3 and E4 zones, drainage easements over 


downstream properties may be required. Consent from the owner(s) of the downstream 
properties is to be submitted with the development application. 


 
Part 6 Stormwater Drainage Design Considerations  
 
6.1 Basis of Design  


 
The basis of design for all stormwater drainage systems is ‘Australian Rainfall and Runoff’ (Institute of 
Engineers Australia). More detailed information is available from Council's Engineering Code and 
from our Development Engineering Staff.  
 
6.2 Minor/Major Stormwater Flows  
 
Stormwater drainage systems typically consist of two distinct, but inter-related networks. Some 
typical components of the systems, which are described in the following text, are illustrated in the 
diagram below reproduced from Australian Rainfall and Runoff (Inst of Engineers Australia, 1998, 
Book 8 Urban Stormwater Management): 
 


 
 
6.2.1 Minor Flow Systems  
 
A minor flow system is designed for the collection of stormwater flows from properties (including 
roofs, paved/impervious surfaces and gardens), roads and any other land that produces stormwater 
discharge. This is typically achieved by directing stormwater via road gutters, inlet pits and pipes to 
an approved receiving system.  
 
In general, Council requires new development to incorporate minor systems with capacity for a 5 
year ARI rainfall event in residential areas and 10 year or 20 year ARI in more densely developed 
areas such as the Central Business District. Minor systems should direct flows to a Council approved 
drainage system (e.g. the Council's underground stormwater mains). Flows which are above the 
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specified minor ARI level or which arise from the failure or blockage of minor drainage systems are to 
be directed to a major system.  
 
In addition, as indicated above, if the receiving drainage system does not have adequate spare 
capacity, then some form of retarding system (see 5.3 below) must be provided to limit discharge 
flow rates to pre-development flow rates, or existing Council infrastructure augmented. This will 
need to be determined by the CPE in consultation with Council’s Development Engineering staff. 
 
6.2.2 Major Flow Systems  
 
The purpose of the major system is to protect the health and safety of the community and to prevent 
property damage arising from major rainfall events or failure of the minor system (e.g. by pipe 
blockage). Major systems are to be designed to accommodate at least a 100 year ARI event, and 
provide for failsafe operation. These systems would typically take the form of above ground 
flowpaths, including retarding systems/basins where necessary to augment the capacity of the 
receiving system. Again, if the receiving drainage system does not have adequate spare capacity, 
then some form of retarding system must be provided to limit discharge flow rates to pre-
development flow rates. The major flow function of natural depressions on sites must also be 
recognised. Deviation of flows away from such natural flowpaths by intersecting roads should not be 
automatically assumed.  
 
6.3 On-site Stormwater Detention (OSD)  
 
On sites where adjoining public drainage infrastructure has little or no excess capacity, developments 
which would generate stormwater run-off beyond that equivalent to 35% impervious area site cover 
(or beyond that presently generated by the site, if greater) should provide for stormwater drainage 
mitigation or upgrading of the local drainage system. This may be achieved by:  


a) constructing on-site stormwater detention with delayed release into the stormwater 
system; or  


 
b) designing the site to minimise impervious areas so increased run-off does not reach the 


stormwater system; or  
 
c) payment of a set drainage levy to Council in accordance with any adopted Drainage 


Contributions Plan; or  
 
d) incorporating an onsite water recycling system.  


 
The objective of providing on-site stormwater detention is to capture and temporarily store (detain) 
water arising from up to and including 100 year ARI rainfall events, and then slowly release this water 
to an approved point of discharge to replicate pre-development flows from the subject site. This 
artificially forced storage and restricted release of stormwater flow significantly minimises the 
potential for flooding in local stormwater drainage systems.  
 
An on-site detention facility can be in the form of a depression in a paved/landscaped area, an 
underground tank, above ground basin or a combination of these, integrated into the overall 
stormwater drainage system for the site. 
 
The illustration overleaf shows a cross sectional view of a typical OSD System with (1) being a 
Discharge Control Pit at the street frontage and a 3-stage storage that fills progressively – (2a) small 
underground tank, (2b) storage in front setback, and (2c) car-park storage.  
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Cross section of typical OSD System (Source - Upper Parramatta River Catchment Trust 


publication ‘What is On-site Stormwater Detention?’). 
 
The design of an OSD System shall be undertaken by the developer’s CPE. The methods and 
principles of the proposed OSD System design shall be in accordance with the guidelines and 
procedures contained in the current versions of both Australian Rainfall and Runoff and the Upper 
Parramatta River Catchment Trust publication titled ‘On-site Stormwater Detention Handbook’. A 
copy of the latest Upper Parramatta River Catchment Trust Handbook, as well as further information 
on OSD, can be downloaded in PDF format from the following website – 
https://www.cityofparramatta.nsw.gov.au/sites/council/files/2021-04/UPRCT_OSD-handbook-Third-
edition.pdf 
 
For relevant Development Applications submitted, a Stormwater Concept Plan is required to identify 
the drainage constraints/opportunities and demonstrate that any OSD System can be integrated into 
the proposed layout for the site. Detailed design should follow at the Construction Certification 
stage. The ongoing maintenance and operation of a site OSD System is the responsibility of the land 
owner, and shall be subject to Positive Covenants and restrictions on Land Title(s) to ensure that this 
occurs.  
 
Part 7 Water Sensitive Urban Design (WSUD)  
 
WSUD provides an approach to urban water management that is sensitive to natural hydrologic and 
ecological processes. WSUD emphasizes on site collection, treatment and utilisation of water flows 
as part of an integrated treatment train. WSUD can reduce infrastructure costs and reduce 
environmental degradation.  
 
Development that is sensitive to its impact on the water cycle is an alternative approach to drainage 
design, which enables a more ‘sustainable’ solution aimed at improving and protecting the local 
environment.  
 
Water Sensitive Urban Design (WSUD) contributes to urban sustainability by helping to provide the 
desirable conditions for environments that are pleasant to live in. This is achieved through the 
integration of urban planning and design with management, protection and conservation of the 
whole water cycle, from rainfall, initial treatment/capture in developed areas, and ultimate discharge 
back to natural watercourses.  
 
 
 
 
 



https://www.cityofparramatta.nsw.gov.au/sites/council/files/2021-04/UPRCT_OSD-handbook-Third-edition.pdf

https://www.cityofparramatta.nsw.gov.au/sites/council/files/2021-04/UPRCT_OSD-handbook-Third-edition.pdf
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7.1.1 Principles and applications of WSUD  
 
As outlined in the publication Urban Stormwater: Best Practice Environmental Guidelines (CSIRO 
1999), the key principles of WSUD from a stormwater management and land use planning 
perspective are:  


a) Protect natural systems – protect and enhance natural water systems such as creeks, 
rivers and wetlands, within urban environments.  


 
b) Protect water quality - improve the quality of water draining from urban developments 


into natural watercourses.  
 
c) Integrate stormwater treatment into the landscape – use stormwater treatment systems 


in the landscape by incorporating multiple uses that will provide multiple benefits, such 
as water quality treatment, wildlife habitat, public open space, recreational and visual 
amenity for the community.  


 
d) Reduce runoff and peak flows – reduce peak flows from urban development by on site 


temporary measures (with potential for reuse) and minimise impervious areas.  
 
e) Add value while minimising development costs – minimise the drainage infrastructure 


cost of development.  
 
f) Reduce potable water demand - use stormwater as resource through capture and reuse 


for non-potable purposes, for example - toilet flushing, garden irrigation and laundry 
use. 


 
WSUD relies on sensitive responses by designers, subdividers, home owners and builders to 
maximize and enhance the use of rainwater/stormwater to reduce potable supply requirements. 
Careful consideration must be given to site characteristics such as soil type, slope, water table, 
rainfall characteristics, potential salinity and the scale and density of development.  
 
Council is keen to work with developers on individual proposals which incorporate water sensitive 
urban design features. However, the minimisation of costs of Council ownership/maintenance and 
demand on both natural and financial resources shall be a high priority in the consideration and 
operations of works and associated community assets.  
 
One commonly used WSUD element is Vegetated Swales. These consist of a grassed or vegetated 
channel used to convey stormwater run off as an alternative to constructed kerb and gutters in 
suitable areas. Potential contaminants from the road surfaces runoff are filtered as they pass through 
the vegetation. Further treatment can also be achieved with the integration of Bioretention Systems 
into the base of swales.  
 
Swales can be incorporated into urban designs along streets (within the median strip or footpaths), 
in parklands and between lots where maintenance access can be preserved. In addition to their 
treatment function, these systems can add to the aesthetic character of an area. Practical examples 
of what can be achieved with Vegetated Swales are shown in the photographs below:  
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Examples of Grass Swales used in Urban Streetscapes (Source – Association of Bayside Municipality 
Areas, (Melbourne, Victoria) publication ‘Delivering Water Sensitive Urban Design’) Some examples 
of WSUD features are outlined below –  
 


a) Bioretention Swales  
 
b) Sedimentation Basins  
 
c) Bioretention Basins  
 
d) Infiltration Measures  
 
e) Sand Filters  
 
f) Rainwater Tanks  
 


7.2 Bioretention Swales  
 
Bioretention swales (or biofiltration trenches) are treatment systems that are located at the 
downstream end of a swale cell (i.e. immediately upstream of the swale overflow pit). Bioretention 
swales provide efficient treatment of stormwater through fine filtration, extended detention 
treatment and some biological uptake, and are particularly efficient at removing nitrogen and other 
soluble or fine particulate contaminants. They also provide a conveyance function (i.e. along the 
swale).  
 
Bioretention swales can form attractive streetscapes and provide landscape features in an urban 
development. They are commonly located in the median strip of divided roads, in carparks and in 
parkland areas.  
 
Runoff is ‘filtered’ through a prescribed filter media as it percolates downwards under gravity. The 
‘filtered’ runoff is then collected at the base of the filter media via perforated pipes and flows to 
downstream waterways or to storages for potential reuse. Unlike infiltration systems, bioretention 
systems are well suited to a wide range of soil conditions, including low hydraulic conductivity ‘clay’ 
soils and areas affected by soil salinity and saline groundwater, as their operation is designed to 
minimise or eliminate exfiltration from the filter media to surrounding in-situ soils. Any reductions in 
runoff volumes are primarily attributed to maintaining soil moisture of the filter media (which is also 
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the growing media for the vegetation) and evapotranspiration losses. Should insitu soil conditions be 
favourable, infiltration can be encouraged from the base of a bioretention system to recharge local 
groundwater and to reduce surface runoff volumes.  
 
Vegetation that grows in the filter media of bioretention swales is an integral component of these 
treatment elements. Both the vegetation and the filter media have functional roles in stormwater 
treatment and it is the intrinsic relationship between the two that ensures the long term functional 
performance of the system.  
 
7.3 Sedimentation Basins  
 
Sediment basins are used to retain coarse sediments from runoff, are typically the first element in a 
‘treatment train’, and are frequently used for trapping sediment in runoff from construction sites. 
Within a ‘treatment train’ they play an important role by protecting downstream elements from 
becoming overloaded or smothered with sediments, thus optimising treatment performance and 
minimising ongoing maintenance costs.  
 
Sediment basins operate by reducing flow velocities and encouraging sediments to settle out of the 
water column. They rely on the creation of quiescent flow conditions and the prevention of ‘short 
circuit’ flow paths between the inlet and outlet.  
 
Sediment basins are typically constructed with sufficient depth (usually 1.5 m to 2.0 m) to allow for 
sediment accumulation and to prevent colonisation by fringing aquatic macrophytes (which is 
undesirable due to the requirement for regular desilting of sediment basins). They can also be 
designed as ephemeral systems, allowing them to drain during periods without rainfall and refill 
during runoff events.  
 
Sediment basins can have various configurations including hard edges and base (e.g. concrete), or a 
more natural form with edge vegetation creating an attractive urban element. They are, however, 
typically turbid and maintenance usually requires significant disturbance of the system.  
 
Maintenance of sediment basins involves dewatering and dredging/ excavating accumulated 
sediments. This is required approximately every five years, but depends on the nature of the 
catchment. For construction sites that can produce very large loads of sediment, desilting may be 
required more frequently. 
 
7.4 Bioretention Basin  
 
Bioretention basins operate with the same treatment processes as bioretention swales except do not 
have a conveyance function. High flows are either diverted (bypassed) away from the basin or are 
discharged into an overflow structure. Like bioretention swales, bioretention basins can provide 
efficient treatment of stormwater through fine filtration, extended detention treatment and some 
biological uptake, particularly for nitrogen and other soluble or fine particulate contaminants.  
 
Bioretention basins have an advantage of being applicable at a range of scales and shapes and 
therefore have flexibility for locations within a development. They are equally applicable to 
redevelopment sites and greenfield sites. Smaller systems may take the form of ‘planters’ that can be 
located within lots (e.g. gardens) and along roadways at regular intervals (e.g. in traffic calming 
devices) to create a boulevard aesthetic. All of these systems treat runoff near to its source and prior 
to entry into an underground drainage system.  
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Larger bioretention basins may be located at outfalls of a drainage system (e.g. in the base of 
retarding basins) to provide ‘end-of-pipe’ treatment to runoff from larger subcatchments where ‘at 
source’ applications may not be feasible. Large size bioretention basins need to consider the delivery 
of runoff into the basin to avoid scour and to ensure even distribution over the full surface area of 
the filter media.  
 
A wide range of vegetation can be used within bioretention basins, allowing them to be easily 
integrated into the landscape theme of an area. Vegetation that grows in the filter media of 
bioretention basins is an integral component of these treatment devices. Both the vegetation and 
the filter media have functional roles in stormwater treatment and it is the intrinsic relationship 
between the two that ensures the long term functional performance of the system. They are 
however, sensitive to any materials that may clog the filter medium or damage the vegetation and 
therefore vehicles, building materials and construction washdown wastes should be kept away from 
bioretention basins.  
 
7.5 Sand filters  
 
Sand filters operate in a similar manner to bioretention systems with the exception that they have no 
vegetation growing on their surface. Therefore, they have a reduced stormwater treatment 
performance due to the absence of a biologically active soil layer typically created around the root 
zone of vegetation planted in bioretention systems. Sand filters lack vegetation because the filter 
media does not retain sufficient moisture to support vegetation growth or they are installed 
underground (therefore light limits vegetation growth).  
 
Prior to entering a sand filter, flows are generally subjected to pretreatment to remove litter, debris 
and coarse sediments (typically via a sedimentation chamber). Following pretreatment, flows are 
spread over the sand filtration media and water percolates downwards to perforated pipes located at 
the base of the sand media. The perforated pipes collect treated water for conveyance downstream. 
During higher flows, water can pond on the surface of the sand filter increasing the volume of water 
that can be treated. Very high flows are diverted around sand filters to protect the sand media from 
scour.  
 
Sand filters are particularly useful in areas where space is a premium and treatment is best achieved 
underground, such as in high density developments with little to no landscape areas. Due to the 
absence of vegetation, they require regular maintenance to ensure the surface of the sand filter 
media remains porous and does not become clogged with accumulated sediments. This typically 
involves regular routine inspections and tilling or removing any fine sediments that have formed a 
‘crust’ on the surface. 
 
7.6 Rainwater tanks  
 
Rainwater tanks are sealed tanks designed to contain rainwater collected from roofs to provide the 
following main functions:  
 


a) allow the reuse of collected rainwater as a substitute for mains water supply, for use for toilet 
flushing, laundry, or garden watering;  


 
b) when designed with additional storage capacity above the overflow, provide some onsite 


detention, thus reducing peak flows and reducing downstream velocities; and  
 
c) where it may be permissible to use rainwater tanks for internal hot water supply.  
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The water collected can be reused as a substitute for mains water supply either indoors (toilet 
flushing and laundry) or outdoors (garden watering).  
 
Rainwater tanks can be either above ground or underground. Above ground tanks can be placed on 
stands to prevent the need of installing a pump to distribute the water. Such systems are referred to 
as gravity systems. Pressure systems require a pump and can be either above or below ground tanks. 
Tanks can be constructed of various materials such as Colorbond™, galvanised iron, polymer or 
concrete.  
 
Part 8 Definitions 
 
peak discharge means the maximum stormwater discharge associated with at least a 100 year ARI 
Storm Event, calculated in accordance with Australian Rainfall and Runoff.  


For other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Appendix 1 - Concept Planting Schedule 
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Part 1 General provisions  
 
1.1 Introduction  
 
This chapter outlines where noise may occur, within and external to a development. Amenity can be 
impacted upon from a range of noise sources including motor vehicles, aircraft, trains and industrial 
uses. This may not only be an annoyance, but also have long term health consequences. A variety of 
mitigation strategies exist to reduce sound levels and sustain the acoustic amenity of an area. The 
purpose of this chapter is to define the types of land uses that may generate excessive noise, and to 
provide information about when an acoustic assessment and mitigation measures may be required.  
 
1.2 Objectives  


O.1 To identify and guide design so that excessive noise impacts from noise-generating land uses 
are identified and appropriate mitigation strategies are applied. 


O.2 To ensure noise generating land uses do not unreasonably impact on the amenity of 
surrounding areas.  


1.3 Land to which this chapter applies  


This chapter applies to all land in the Armidale Regional Council local government area.  


1.4 Addressing the guidelines of this chapter  


The guidelines for managing noise impacts on development are set out in this chapter. These are 
expressed in the form of objectives which need to be addressed for each development proposal. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation. 


 Part 2 Development controls  


2.1 Residential development  


Subdivision or development for residential purposes adjoining classified or arterial roads, the airport, 
and industrial/commercial zones or uses shall include a program of appropriate noise attenuation 
measures to reduce the impact of traffic or other noise that will potentially affect residential 
properties.  


Noise attenuation measures must be prepared in accordance with Council's Environmental Noise 
Guidelines. The program shall predict noise levels for a ten-year period and any noise attenuation 
measures shall address these noise levels.  


S.1 Noise barriers must be constructed as part of a subdivision where required by an acoustic 
study.  


S.2 Height and/or the materials used in the construction of dwellings are to be defined by the 
required acoustic study establishing the appropriate noise attenuation measures. Each site 
identified will require an s88B (Conveyancing Act 1919) instrument identifying the noise 
attenuation measures.  


S.3 The maximum facade reflection levels are to be achieved 1.0 metre from the most affected 
boundaries or other sensitive location, at a height of 1.5 metres above finished floor level.  


S.4 Where proposed noise attenuation measures impede on view corridors, it must be 
demonstrated how such view corridors can be preserved and still achieve external acoustic 
criteria (amenity) for residents.  
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S.5 Habitable rooms of dwellings adjacent to high levels of external noise must be designed to 
limit internal noise levels to a maximum of 45dBA in accordance with relevant Australian 
Standards for acoustics control, (including AS3671 - Road Traffic).  


S.6 Architectural treatments are to be designed in accordance with AS3671 - Traffic Noise 
Intrusion Building Siting and Construction, the indoor sound criteria of AS2107 - Recommended 
Design Sound Levels and Reverberation Times for Building Interiors. The traffic noise 
measurement used in conjunction with AS3671 - should be those currently recommended for 
use by the NSW Office of Environment and Heritage Road Noise Policy.  


S.7 The materials proposed for use to mitigate noise shall be guaranteed to provide a minimum of 
twenty (20) years of life and will be maintained by the landowner for normal wear and tear. 
Alternatively, other arrangements may be considered for the maintenance of the noise 
barriers.  


S.8 A traffic noise assessment survey and a traffic noise mitigation program (undertaken by a 
suitably qualified acoustic consultant in accordance with the RMS and OEH measurement 
methodology), shall accompany the development application.  


S.9 Noise attenuation fencing or barriers are preferred to be 1.8m.; however, additional heights 
may be acceptable where these are located adjacent to a major road. All attenuation fences or 
barriers must have appropriate landscaping and water irrigation as approved by Council. 
Stand-alone fencing, i.e. not adjacent to private land shall be of more durable material, e.g. 
concrete with cast patterns/symbols and painted with anti graffiti coating. An s88B 
(Conveyancing Act, 1919) Instrument is to be created where a noise attenuation barrier is 
adjacent to private land ensuring the integrity of the barrier is maintained by the private 
landowner.  


S.10 Acoustic barriers and other measures shall be augmented by suitable landscape measures 
(including automated irrigation) to be shown on a detailed landscape plan which shall be 
submitted to Council with the development application. An indication of the overall height of 
the acoustic barrier should be given relative to a known point. An acoustic engineer shall 
endorse the acoustic barrier at construction certificate stage. 
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2.2 Noise from air conditioning units  
 


S.11 An air conditioning condenser or a heat pump installed as part of a development must be 
located (or provided with appropriate noise attenuation measures) such that its operation is 
not audible inside any habitable room of any adjoining/nearby dwelling. 


2.3 Industrial and commercial development  


S.12 Noise from industrial and commercial development must be assessed in accordance with 
Council's POL 235 Environmental Noise Guidelines in Table 1 below to determine if an acoustic 
assessment is required.  


S.13 Electrical, mechanical or hydraulic equipment or plants adjacent to residential premises must 
not generate a noise level greater than 5dBA above ambient LA90 sound level at the property 
boundary at any time of the day.  


2.4 Road and rail traffic noise  


Noise from road and rail developments must be assessed in accordance with Council's POL 235 
Environmental Noise Guidelines in Table 1 below to determine if an acoustic assessment is required. 
For proposed development near rail corridors, reference to the requirements of Development Near 
Rail Corridors and Busy Roads – Interim Guideline  prepared by the NSW Department of Planning 
must also be considered as part of any acoustic assessment.  


S.14 Traffic noise in residential streets should not exceed 55 dB LA10 at the facade of dwellings. Part 
3 Acoustic reporting  


Applicants will be required to submit an acoustic report for development where indicated in Table 1 
below. This may include: 


 a) the provision of noise barriers, mounding, landscaping, additional setbacks or a 
combination of all these measures;  


b) architectural treatment of buildings will only be considered where it has been 
demonstrated that noise barriers or mounding is not reasonable or feasible; 


 c) the noise attenuation measure will only be approved following a review of its visual 
impact and the resultant proposals to create quality urban design, e.g. materials and 
artistic design to minimise graffiti.  


Note: The acceptance of such measures will be at Council's discretion and will be considered on a 
case by case basis. For a list of requirements to be included in the Acoustic Assessment refer to 
Council’s POL 235 Environmental Noise Guidelines.  


A noise attenuation compliance report / certificate may be required as per Council's POL 235 
Environmental Noise Guidelines prior to the issue of a final occupation certificate for the 
development/s.  


 


Part 4 Further Information  


Armidale Regional Council, POL 235 Environmental Noise Guidelines  


Living and Working in Rural Areas Handbook 2007  


Protection of the Environment Operations Act, 1997  


State Environmental Planning Policy (Infrastructure)  


Environmental Protection Authority, NSW Industrial Noise Policy  


Environmental Protection Authority, Road Noise Policy  
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NSW Department of Planning, Development near Rail Corridors and Busy Roads – Interim Guideline 
NSW Department of Planning and Infrastructure, Rail infrastructure noise guideline  


Roads and Traffic Authority, Reducing Traffic Noise – a Guide for Home Owners, Designers and 
Builders 


AS 3671 Road Traffic Noise Intrusion  


AS 1055 Acoustics – Description and Measurement of Environmental Noise  


AS 2107 Acoustics – Recommended design sound levels and reverberation times for building interiors  


AS 2021 Acoustics – Aircraft Noise Intrusion – Building Siting and Construction 
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Appendix 1 - Quick Reference to Acoustic Requirements 
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Part 1 General Provisions  


1.1 Introduction  


Our road transport network brings people, goods and services together. Like most locations in 
regional Australia, our community relies heavily on private cars to move from place to place, with 
over 88% using this mode of travel to work according to the 2011 census, compared with around 
76% for the State as whole. Private car ownership levels in Armidale Regional Council LGA continue 
to increase, while public transport patronage remains comparatively low (less than 1% of employees 
used buses for travel to work in 2011). However, cycling and walking are becoming more popular - 
over 8% of employees in the former Armidale Dumaresq LGA cycled or walked to work in 2011. 
These modes of travel are beneficial for health reasons and also contribute to the sustainability of 
our community.  


Effective vehicle parking arrangements for new developments therefore remain important to support 
most land uses, including access to business premises by clients and customers, as well as for freight 
and service vehicle movements.  


Parking must be sufficient to support the economic viability of a development but not excessive to 
the point where other modes of travel are discouraged and the appearance of streets is 
compromised.  


Site design needs to ensure adequate access and manoeuvrability is provided to accommodate the 
maximum sized vehicles normally expected in connection with particular land uses. Obstruction of 
public roads and pathways is to be avoided, adequate sight distances for motorists, cyclists and 
pedestrians maintained and noise impacts managed to any adjoining sensitive land uses. 
Landscaping can also improve the appearance of parking areas by providing shade and visual 
interest, while providing a transition from the built environment to the public roads.  


1.2 Objectives:  


O.1 To ensure that adequate provision is made for convenient off-street parking of passenger and 
service vehicles, while recognising historic deficiencies in parking provision on individual sites.  


O.2 To ensure that parking areas are safe, functional and attractively designed and constructed for 
their expected users.  


1.3 Land to which this chapter applies  


This chapter applies to all land in the Armidale Regional Council local government area.  


1.4 Types of development to which this chapter applies  


This chapter applies to all types of development expected to generate demand for vehicle parking.  


1.5 Addressing the guidelines of this chapter  


The guidelines for parking are set out in this chapter. These are expressed in the form of objectives 
that need to be addressed for each development proposal. For each objective (O), ‘acceptable 
solutions’ (S) are provided which, if met, will ensure compliance. Alternative approaches may be 
proposed, provided these adequately address the relevant objectives and comply with legislation. 


Part 2 Parking Guidelines  


2.1 Off-street parking provisions  


Objectives  


O.1 To ensure that convenient off-street parking provision is provided that is sufficient for the 
expected type, volume and turnover of traffic likely to be generated by developments.  


This includes:  
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a) car parking by customers, clients, patients, employees, students, residents, visitors, etc., 
as appropriate; and  


b) parking for other vehicles as appropriate, including motor cycles, scooters and bicycles, 
as well as expected service and delivery vehicles, while recognising any historic 
deficiencies in the provision of parking on individual sites. Acceptable Solutions  


S.1 Vehicle parking for the proposed use(s) is provided in accordance with Appendix 1: Parking 
Provision.  


S.2 A development proposal to enlarge or change the use of an existing development provides the 
total number of parking spaces calculated from Appendix 2, subject to a ‘credit’ for any 
existing parking deficiency for that site previously accepted by Council (or existing prior to 
planning controls) in relation to the requirements in Appendix 1.  


Note: see ‘worked example’, Appendix 2.  


S.3 Council may consider* a proposal for off-street parking provision which differs from that 
required in Appendix 1, or where no standard is provided in Appendix 1, where supported by a 
traffic impact/parking demand study by a suitably qualified and experienced person, to 
address the specific circumstances of a development proposal.  


Note: *except where minimum parking requirements are prescribed by State regulations.  


S.4 In CBD locations where safe off-street goods delivery areas may prove difficult to achieve, 
Council may consider kerbside loading zones or delivery arrangements with time limitations.  


2.2 Monetary contributions towards off-street public car parking facilities  


Objectives  


O.1 To ensure that consideration is given to proposals for monetary contributions towards off-
street public car parking facilities, instead of off-street private parking. Acceptable Solutions  


S.5 Such contributions are consistent with a contributions plan or planning agreement adopted by 
Council.  


Note: normally only for non-residential developments in Armidale CBD, where it is not possible to 
provide sufficient parking off-street.  


2.3 Parking provision for vehicle users with special needs  


Objectives  


O.1 To provide adequate parking provision for vehicle users with special needs.  


Acceptable Solutions  


S.6 Parking for use by people with disabilities is provided as close as practicable to the public 
entrance(s) to a development.  


S.7 Parking must be at the minimum rate required under the current Australian Disability (Access 
to Premises – Buildings) Standards; or the relevant rate in the NSW State Environmental 
Planning Policy (Housing for Seniors or People with a Disability), 2004, whichever is greater.  


S.8 For projects likely to be frequented by older persons or people with disabilities, consideration 
is given to additional accessible parking spaces and for parking/storage areas for motorised 
mobility scooters and ‘wheelie walkers’. Note: normally only for non-residential developments 
in Armidale CBD, where it is not possible to provide sufficient parking off-street.  


S.9 For larger retail developments (where required parking for a development is 25 spaces or 
more), or for other developments where a high level of use is expected by vehicles carrying 
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infants, conveniently located parking is reserved for vehicles driven by parents with children in 
prams, at 2 per cent of spaces required in Appendix 1, or part thereof.  


2.4 Temporary parking facilities for events  


Objectives  


O.1 To provide for temporary parking facilities that addresses potential excess demand in 
connection with occasional major events. Acceptable Solutions  


S.10 Temporary ‘overflow’ parking areas may be considered to address parking demands only 
expected to occur rarely: a) where there is suitable space available to the development for 
such parking demands; and  


a) where such parking can be provided without compromising public safety or amenity, site 
functionality and accessibility; and  


b) where adequate guidance is provided for users – for example through the use of parking 
attendants, signage and barriers; and c) where supported by a traffic impact/parking 
demand study completed by a suitably qualified and experienced person, to address the 
particular circumstances of the proposal.  


2.5 Vehicle access to and from parking area  


Objectives  


O.1 To ensure that safe and effective vehicle access arrangements are provided to and from 
parking areas on development sites.  


Terminology Note: ‘Classified roads’ are defined in the NSW Roads Act and include main roads and 
highways; ‘Council distributor roads’ are those roads so defined by Council for the urban area of 
Armidale. They link neighbourhoods and carry a higher level of traffic. For further advice please 
consult Council’s engineering staff.  


Acceptable Solutions  


S.11 Direct access from a development to a classified road is avoided/not intensified. Note: such 
access requires NSW Roads & Maritime Services approval. 


S.12 Where possible, direct access from a development to a Council distributor road is 
avoided/not intensified.  


S.13 Vehicles associated with a development, including service vehicles, can effectively 
manoeuvre and park fully within the development site; and enter and leave the site driving 
forwards. 


 
Note: for developments requiring three or less car parking spaces and only having access to a minor 
road, reversing is acceptable.  


S.14 Vehicle driveway crossings between a public road and a development site are appropriate for 
the development and designed:  


a) to ensure adequate sight distances for vehicle users and pedestrians, consistent with AS 
2890.1 and 2; or the Austroads ‘Guide to Traffic Management’ for driveways in rural 
locations; a) to avoid conflict with existing vehicle or pedestrian traffic generators;  


b) to avoid dominating streetscapes;  


c) to maximise kerbside parking and allow for kerbside garbage collection;  


d) to allow incoming and outgoing vehicles to pass one another and prevent interference 
with vehicle movement on adjacent road lanes;  
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e) to be signposted accordingly where entrances and exits are separated, and so the first 
driveway reached from the adjacent kerbside lane is the entrance; and  


f) to meet Council’s engineering requirements.  


2.6 Design of parking areas  


Objectives  


O.1 To ensure that parking areas are designed to be convenient, functional and safe for users. 
Acceptable solutions  


S.15 Parking is provided on the same site as the development, or on adjoining/nearby land 
accessible for users which can be consolidated with the development site.  


S.16 Except as specifically provided in other chapters of this DCP, parking spaces, especially 
service vehicle areas, are located behind the building line unless extensively landscaped, and 
can be readily located by users. S.17 Parking area design is consistent with the current editions 
of the Australian Standard 2890 series (Parking facilities), as follows:  


• 2890.1 - Off-street car parking;  


• 2890.2 - Off-street commercial vehicle facilities;  


• 2890.3 - Bicycle parking facilities;  


• 2890.5 - On-street parking (where required to be upgraded or altered as a result of 
development);  


• 2890.6 - Off-street parking for people with disabilities (see also AS 1428.1).  


S.18 Parking spaces for use by parents with prams have minimum dimensions of 5.4 x 3.2 metres, 
with appropriate pavement marking.  


S.19 Parking for motor bikes can occur within car parking spaces (at least two bikes can be parked 
in a standard car bay), but consideration should be given to reserving bike parking in larger 
developments and making use of ‘leftover’ spaces for use by bikes.  


S.20 ‘Stack’ or tandem car parking arrangements are not normally included in the assessment of 
parking provision. However they can be considered:  


a) where low vehicle turnover is expected and the spaces can be always under the control 
of a single person (i.e. keys are able to be held by a resident occupant/manager); or  


b) in vehicle sales or repair premises or in tourist and visitor accommodation, with 
permanent valet parking arrangements.  


S.21 Facilities are provided to assist users, including: 


 a) individual parking bays clearly demarcated in a highly visible and durable finish, such as 
pavement line marking or reflective discs;  


b) bays for larger projects are numbered or otherwise identified to assist users locate their 
vehicles;  


c) directional signage of coordinated design is provided to assist in locating parking, 
including pavement arrows to indicate required travel direction;  


d) bays are designated where appropriate for loading, visitor use, etc.;  


e) speed limit signs ‘humps’ or other traffic calming measures are provided especially 
where long circulation aisles are required;  
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f) appropriate cautionary measures and signs/pictograms are provided (eg near pedestrian 
activity areas);  


g) good illumination (including sensor lighting) and lines of sight are provided within 
parking facilities, for safe use by both pedestrians and vehicle users outside daylight 
hours, or where parking is provided indoors.  


h) light colour finishes are provided for indoor facilities;  


i) CCTV coverage of parking areas not under regular user/public surveillance is considered 
and places of potential concealment are designed out, to enhance the safety and 
security of users.  


Note: for further details see NSW Police Crime Prevention through Environmental Design /Safer by 
Design materials.  


Part 3 Landscaping  


Objectives  


O.1 To ensure that parking areas are landscaped in order to improve air quality, and provide 
shade, vertical elements and visual amenity in large, hard surfaced parking areas.  


O.2 To maintain a visual buffer to road frontages and neighbouring properties, while still allowing 
safe visibility and passive surveillance for parking areas.  


O.3 To ensure that site landscaping employs appropriate species for the local climate.  


O.4 To provide plantings that minimise potential for damage to pavements, property and/or 
infrastructure.  


3.1 Carpark and site landscaping  


Acceptable solutions  


S.1 Landscaping is provided throughout car parks, in the form of tree planting, understorey 
plantings, mulch areas, mounded garden beds, and the like.  


S.2 Existing trees are retained where possible.  


S.3 Different surface finishes and other man-made elements are also considered to increase visual 
interest (eg to delineate visitor or customer parking or to distinguish parking spaces from 
manoeuvring and service vehicle areas).  


S.4 Except as specifically provided in other chapters of this DCP, a minimum of 2.5m2 of 
landscaped area per parking space is provided for parking areas (equivalent to a one metre 
strip for the width of each parking bay).  


S.5 Planting is also encouraged between parking spaces to maximise shade and further enhance 
the appearance of the car park.  


S.6 In multi-storey parking facilities, the use of planter boxes on the external face of parking 
structures is encouraged. Likewise, exposed retaining walls may be planted with suitable 
trailing or climbing species.  


S.7 Particular attention is given to the landscaping of site perimeters, as follows:  


a) on parking areas fronting public roads, garden beds shall be a minimum of three (3) 
metres wide along the full frontage;  


b) adjacent to property boundaries, where the parking area will be visible to neighbours;  


c) to allow passive surveillance while avoiding amenity problems such as overshadowing;  
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d) to avoid any interference with sight lines for traffic or pedestrians on adjacent properties 
or streets (eg through reduced plant heights adjacent to entry/exit points).  


3.2 Site preparation requirements  


Objectives  


O.1 To ensure that planting and site preparation is planned and undertaken to optimise prospects 
for the survival and good health of the landscaping once the car park is in use.  


Acceptable solutions  


S.8 Kerbed planting areas, tree guards and root control barriers are utilised to protect plantings 
and minimise potential damage to car parks and vehicles.  


S.9 Planting areas are prepared by ripping at sub-grade and finished with good quality garden 
loam to a depth of 300mm. Note: Where fill has been used, this should be broken up to a 
depth of 300mm and topped up by good quality garden loam for the upper 50mm of the 
planting area.  


S.10 Trees and shrubs are planted to horticultural standards and a drip irrigation system installed 
with one dripper per plant and adequately drained.  


S.11 The planted area should be covered with a weed mat and suitable mulch material (eg. pine 
bark) to a minimum depth of 75mm.  


3.3 Species selection  


Objectives  


O.1 To ensure that species selection is fit for purpose, does not require excessive maintenance, 
suits the climate and is water efficient.  


S.12 Species selection is from plants and trees sourced from local nurseries/suitable for the New 
England climate. Note: Council maintains a list of suitable trees which is regularly reviewed 
and updated.  


S.13 Species selection takes into account water requirements and availability.  


S.14 Species with large surface/invasive roots or large girth, brittle limbs, fruits which drop or 
which attract large numbers of birds are avoided.  


S.15 Species requiring frequent maintenance are avoided.  


S.16 Any planting on public land or land to be dedicated to Council is approved by Council’s Civic 
Recreation Services Unit in accordance with Council’s Urban Streetscape Policy. 


 
Part 4 Engineering requirements  
Objectives  


O.1 To ensure that the engineering design and construction of parking areas is functional, durable 
and appropriate to the intended use, to facilitate their safe, nuisance-free and sustained use.  


O.2 To promote water sensitive urban design. Acceptable Solutions  
S.1 The surface of vehicle parking and manoeuvring areas is to be constructed with a coarse base 


of sufficient depth to cater for the amount and weight of traffic generated by the 
development. The surface shall be sealed with either bitumen, asphaltic concrete, concrete or 
interlocking pavers.  


S.2 In special cases, for example where the car park is remote from other properties and where 
traffic volumes are low, vehicle movements infrequent or in rural locations, Council may 
consider the use of consolidated unsealed gravel pavements for car parks where this can be 
justified.  
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S.3 Temporary overflow car parks can be on grassed areas, provided the surface has the capacity 
to withstand major damage, erosion or ‘bogging’ of vehicles in wet weather.  


S.4 Preliminary details of construction materials for access and car parking areas shall be 
submitted with development applications. Detailed construction certificate plans for parking 
areas on poor sub-grade; or involving the use of heavy vehicles; or with more than 25 car 
parking spaces, shall be prepared by a practising qualified Civil Engineer.  


S.5 Vehicle driveway crossings are designed to the specifications shown (plan and profile) on 
Council drawing numbers 040-4/Issue 2 and 040-3/Issue 3.  


S.6 These are to be constructed in standard reinforced concrete, except for parking areas where 
heavy vehicles are to access the site, or parking areas with more than 25 cars, in which case 
heavy duty reinforced concrete is to be used.  


S.7 Transitional grades are designed to prevent vehicles scraping the crossing surface on entering 
or leaving the site, and to protect properties below the adjoining road level from stormwater 
inundation.  


Note: Construction of driveways across public road reserves/verges requires the relevant roads 
authority’s approval under the NSW Roads Act, 1993.  


S.8 All access driveways, manoeuvring areas and parking areas are designed to avoid 
concentration of water runoff and to avoid nuisance to adjoining property, including public 
roads and footpaths.  


S.9 For paved parking areas greater than 30m2, concrete kerb and gutter, inlet pits and pipelines 
connected to an approved drainage system are provided to achieve satisfactory disposal of 
surface stormwater for minor storm flows.  


S.10 Drainage design calculations and drawings for construction certification of paved areas of 
more than 30m2 shall be prepared by a practising qualified Civil Engineer.  


S.11 Paved areas of less than 30m2 serving single dwelling houses or duplex flats are permitted to 
drain directly to the street.  


S.12 Detailed civil engineering design and construction for car parking facilities is undertaken in 
accordance with Council’s Engineering Code.  


 
Part 5 Large traffic generating developments  
 
Objectives  
 


O.1 To give consideration to the requirements of Transport for New South Wales (TfNSW) in 
relation to parking for larger ‘traffic generating’ developments. 


Note: The development may involve the erection of new premises or the enlargement or extension of 
existing premises with access to a classified road or to road that connects to classified road, where 
access is proposed within 90m of the connection, measured along the alignment of the connecting 
road.  


Acceptable solutions  


S.1 A detailed traffic impact/parking demand study is provided with relevant development 
applications.  


S.2 The study is prepared by a suitably qualified and experienced person, in accordance with 
current NSW Roads and Maritime Services Guidelines, to address the particular circumstances 
of the proposal.  
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Part 6 Conservation incentives  


Objectives  


O.1 To give consideration to reduced off-street parking provision to assist in the conservation of 
heritage items.  


Acceptable solutions  


S.1 Council will consider excluding from parking calculations the floor space of a heritage item 
when determining the total number of parking spaces to be provided on site.  


S.2 This will be considered in a similar fashion to clause 5.10 of LEP 2012, which requires 
conservation incentives to be considered in the context of an approved heritage management 
document. This will only apply if Council is satisfied that the provisions of Clause 5.10 are met. 


 S.3 Where applicants seek such consideration, a traffic impact/parking demand study shall be 
completed by a suitably qualified and experienced person, to address the particular 
circumstances of the proposal.  


Part 7 Definitions  


For definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Appendix 1 - Minimum off street car, service vehicle and bicycle parking provision 
 
Table 1 Minimum off street car, service vehicle and bicycle parking provision  
 
1.1 What is the basis of the Council’s standards?  
 
Our standards for parking provision are set out in the table which follows, for various types of land 
uses. These uses are defined in the Dictionary to Council’s Local Environmental Plan 2012 (LEP 2012).  
 
The standards for car and service vehicle parking have been derived from our previous DCP, local 
experience, a review of other local government parking codes, as well as the NSW Roads and 
Maritime Services (formerly RTA) Guidelines for Traffic Generating Development. Those Guidelines 
are currently (2013) under review. Any revised documents on parking demand for different land uses 
issued by NSW Roads and Maritime Services will be considered further in conjunction with local 
research, and Table 1 further reviewed in the light of this material at the appropriate time.  
 
The bicycle parking standards in this Appendix have been derived from the former NSW Department 
of Infrastructure Planning and Natural Resources, Planning guidelines for walking and cycling (2004), 
p.46, and the Austroads publication Cycling aspects of Austroads guides (2011), pp139-140.  
 
1.2 How are the standards intended to be applied?  
 


1. The standards are intended as a ‘deemed to comply’ basis for parking provision for 
developments commonly undertaken in Armidale Regional Council LGA. Applicants should 
consider these standards in preparing and submitting development applications, and work 
with Council staff in relation to the nature and extent of parking to be provided, having regard 
to the nature of a particular development and its likely parking requirements.  


 
2. For certain uses, as noted in the table, we require a specific traffic impact/parking demand 


study to be undertaken by suitably qualified and experienced person.  
 
3. Such studies may be also provided with any development application if an applicant so wishes, 


to address the specific circumstances of a development proposal. For example, concessions 
may be sought for uses where practitioners or employees can be are not required to work 
concurrently. Where an applicant seeks to rely on such circumstances to support an 
application, certain aspects of the use may then be subject to related conditions of any 
consent.  


 
4. For some land uses, however, minimum parking requirements are prescribed by State 


legislation/regulation, including certain types of residential complying development, and 
development subject of State Environmental Planning Policies (SEPPs). Where relevant, these 
requirements are referenced in the table below.  


 
1.3 How should parking calculations be undertaken?  
 
Some worked examples of parking calculations are provided in Appendix 2. For example, 
requirements for separate land uses are to be added together where multiple land uses within a 
development are proposed to operate at the same time. 
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1.4 How are pedestrian arcades considered in Parking Calculations?  
 
Where pedestrian corridors or arcades are proposed for use by the general public traversing the 
length of a building, their floor area is normally incorporated within the gross floor space of the 
development and generates additional car parking requirements at the applicable rates. Similar 
arrangements will apply to the ground floor of atrium areas.  
 
However, such spaces may qualify to be exempt from the car parking calculations where an applicant 
can establish the following:  
 


a) The area will provide a practical pedestrian link between two CBD locations of public 
interest/activity;  


b) That the area will remain open to the general public for an appropriate period daily to 
serve as an unrestricted functional pedestrian link between these locations;  


c) The area will provide an attractive public area, with seating and landscaped features 
which do not impede pedestrian flow;  


d) The floors area will not at any time be utilised for retail, commercial, or like purposed by 
tenants of the complex or others; and  


e) That the applicant accepts a condition of any consent to maintain the area as defined 
and to open it to the public at specified times as agreed upon with Council.  All 
calculations are to be rounded up to nearest whole number.  
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Appendix 2 - Worked Examples of Parking Calculations 
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Part 1 General provisions  
 
1.1 Introduction  
 
This chapter outlines the provisions for business identification signs, building identification signs and 
advertising signs. Signage can impact significantly on the visual amenity of an area. The purpose of 
this chapter is to preserve the existing amenity of streetscapes from the negative visual impacts of 
signage, particularly on heritage buildings and in heritage conservation areas.  
 
This chapter provides design guidelines to assist developers, advertisers and sign manufacturers in 
the preparation of proposals for the erection and display of outdoor signs and advertising.  
 
1.2 Objectives:  
 


O.1 To protect areas and buildings, especially areas of heritage significance or special character, 
from the adverse impacts of intrusive signage and advertising material.  


 
O.2 To ensure signs are of a type, number, size, scale, character and location appropriate to the 


host premises and the locale.  
 
O.3 To ensure signs do not create visibility and safety hazards to road users and pedestrians.  


 
1.3 Land to which this policy applies  
 
This chapter applies to land in the Armidale Regional Council local government area.  
 
1.4 Addressing the guidelines in this chapter  
 
The guidelines for signage are set out in this chapter. These are expressed in the form of objectives 
which need to be addressed for each development proposal. For each objective, ‘acceptable 
solutions’ are provided which, if met, will ensure compliance. Alternative approaches may be 
proposed, provided these adequately address the relevant objectives and comply with legislation.  
 
1.5 Legislation relevant to this policy  
 
The permissibility of signage is outlined in a number of policies and plans, including:  
 


• State Environmental Planning Policy Industry and Employment, 2021 (SEPP Industry & 
Employment, 2021).  


 
• State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 (Codes 


SEPP).  
 
• State Environmental Planning Policy (Transport and Infrastructure), 2021 (in relation to specific 


infrastructure development).  
 
• Armidale Regional Local Environmental Plan, 2012 (LEP 2012).  


 
If there is any inconsistency between a SEPP, the LEP 2012 and this development control plan, the 
SEPP will take precedence.  
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Signs erected within, or projecting into or over a public road may also require approval under the 
provisions of the Local Government Act, 1993 and the Roads Act, 1993. Signs within road reserves 
and traffic signs require the approval of the relevant roads authority (either Council or NSW Roads 
and Maritime Services). Traffic signs on roads are not covered by this chapter.  
 
In addition, the Summary Offences Act, 1988 regulates or prohibits certain content in advertising and 
business signs. 
 
1.6 State Environmental Planning Policy (Industry and Employment) 2021 
 
Some advertising and signage is subject to specific assessment criteria in SEPP – Industry & 
Employment, 2021, including Schedule 5 of that SEPP. Readers should familiarise themselves with the 
SEPP.  
 
1.7 Exempt development  
 
Some signage can be erected (or existing signage replaced) as exempt development. The following 
environmental planning instruments outline the circumstances where signage may be exempt 
development:  
 
a) SEPP  Industry & Employment, 2021.  
 
b) Codes SEPP 2008.  
 
c) Transport and Infrastructure SEPP 20021 refers to exempt provisions for signage where signs area 
erected on behalf of a public authority in connection with a road or road infrastructure facilities, 
railway facilities and other infrastructure projects.  
 
d) Certain other signs and advertisements are exempt development if they meet the standards 
outlined in both Part 3 and Schedule 2 – Exempt Development of LEP 2012.  
 
1.8 Signage where a development application is required  
 
Unless specified as exempt development under a SEPP or LEP 2012, signage requires development 
consent. Signage should meet the general controls for signage outlined in this chapter, as well as the 
individual controls for each type of signage.  
 
The Applicant must receive consent for the construction of the sign prior to the sign being erected. In 
addition, a construction certificate may be required for erection of signs, especially where bracings, 
large framework and footings are required. 
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Building Identification Signs and Business Identification Signs are permissible with 
consent in the following zones under LEP 2012: 


RU1 Primary Production  E3 Productivity Support 


RU4 Primary production Small Lots  MU1 Mixed Use 


RU5 Village E4 General Industrial 


R1 General Residential RE1 Public Recreation 


R2 Low Density Residential RE2 Private Recreation 


R5 Large Lot residential C3 Environmental Management 


E1 Local Centre C4 Environmental Living 


E2 Commercial Core SP2 Infrastructure 


Advertising Structures are permissible with consent in the following zones under LEP 
2012: 


RU5 Village E3 Productivity Support 


E1 Local Centre MU1 Mixed Use 


E2 Commercial Core E4 General Industrial 


 
 
Part 2 Types of Advertising Signage requiring approval under SEPP (Industry and Employment) 


2021 
 
‘Advertisements’ under SEPP – Industry & Employment, 2021 - being signage that does not include 
building or business identification signs, exempt development or signage on vehicles – are covered 
by Part 3 of the SEPP. Consideration of the permissibility of advertisements and relevant controls 
under the provisions of the SEPP is required.  
 
Part 3 General controls for all signage  
 
3.1 General controls for signage  
 
The following general controls apply to all signage. Signage must:  
 


S.1 relate to the lawful use of the building (except for temporary signs or tourist information or 
directional signs).  


 
S.2 not be detrimental to the character and functioning of the building, and reflect the 


established character of the area.  
 
S.3 integrate with the colour, scale and appearance of the structure/land on which it is to be 


erected.  
 
S.4 provide clarity of communication with simple, concise and uncluttered graphics.  
 
S.5 be at least 700mm from kerb or roadway edge of a public road, unless otherwise specified for 


the particular type of sign.  
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S.6 be at least 2.6 metres above any public footpath.  
 
S.7 not extend over a window or other opening.  
 
S.8 not obscure significant architectural elements or decorative features of a building.  
 
S.9 not obscure or dominate other existing signs on the same property or adjacent properties.  
 
S.10 not cover mechanical ventilation inlet or outlet vents.  
 
S.11 not project above the top of the wall on which it is displayed (except for certain signs – see 


5.13 roof signs in this chapter).  
 
S.12 not be flashing or moving (except for variable message signs) in view of the 


distraction/annoyance that may be caused and the potential traffic hazard.  
 
S.13 not be internally illuminated, unless the sign is on premises in Zones E1, E2, E3, MU1, E4, or 


on business or industrial premises in zone RU5. Internally illuminated signage on a heritage 
item or in a heritage conservation area shall not be above awning level. 


 
 S.14 not be fixed to trees or light, telephone or power poles.  
 
S.15 not reduce road safety by interfering with the operation of traffic lights or authorised road 


signs.  
 
S.16 not be attached to parked vehicles directing attention to a nearby business or goods for sale.  
 
S.17 not protrude into the Obstacle Limitation Surface Plan for Armidale Regional Airport.  
 


3.2 Additional controls and guidelines for heritage items and conservation areas.  
 
LEP 2012 - Schedule 5 has a list of all heritage items and heritage conservation areas in Armidale 
Regional Council’s area. The location of heritage items and heritage conservation areas are shown on 
the LEP 2012 Heritage Map. The heritage conservation areas are also shown on the map in Appendix 
1 of this chapter. The following additional provisions and guidelines apply to signage on a Heritage 
Item or in a Heritage Conservation Area:  
 


S.1 Signs shall be designed so that they fit within the architectural forms of the building, shall not 
obscure architectural features (including windows and doors, verandahs or balustrades) of the 
building and/or adjoining buildings and shall not break into the parapet line and be located in  
traditional signage areas on the building.  


 
S.2 Existing historic signage shall be retained and conserved, and new signage must not obscure 


or diminish existing heritage signage.  
 
S.3 Signs on heritage buildings should be in keeping with the age and style of the building.  
 
S.4 Preferred materials for signs are painted timber or metal sheet, or powder coated timber or 


metal sheet.  
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S.5 Signage colours are required to compliment heritage colour schemes and fluorescent and/or 
iridescent paints are not to be used.  


 
S.6 Signs shall be displayed in such a way that they do not damage the heritage fabric of the 


building in their construction or removal.  
 
S.7 Signage colours are required to compliment heritage colour schemes and fluorescent and/or 


iridescent paints are not to be used.  
 
S.8 Signs shall be displayed in such a way that they do not damage the heritage fabric of the 


building in their construction or removal. S.9 Boxed signs and projecting wall signs shall not be 
above awning level.  


S.10 Flashing, colour change or movement signs are not permitted.  
 
S.11 Roof signage is not permitted.  
 
S.12 A maximum of one (1) under awning sign and one (1) above awning sign are permitted per 


building, although above awning signs are not encouraged on heritage items or in heritage 
conservation areas. Signs on heritage buildings should be in keeping with the age and style of 
the building. An Art Deco building, for example, should display Art Deco lettering. With the 
exception of a few special styles like Art Deco, Grotesque (or sans serif) lettering would be 
suitable for most late nineteenth and early twentieth century styles. Consult the guidelines in 
Appendix 2 of this DCP or the National Trust booklet The Conservation Plan: A guide to the 
preparation of conservation plans for places of European cultural significance, 7th Edition, JS 
Kerr, National Trust of Australia (NSW), Sydney, 2013 for further information.  


 
3.3 Signage for new commercial/retail development  


 
Development Applications for new commercial/retail development must indicate proposals for 


integrated signage on the building or complex i.e., the proposed positioning and dimensions of 
all future signs must be indicated with the building design plans. Conditions of approval will 
require future signage of individual premises to conform to the approved integrated signage 
layout.  


3.4 Number of Signs per building  
 
S.1 Signs on premises should not be duplicated, especially at a high level.  
 
S.2 Advertisements above awning level (or more than 3 metres above ground level where no 


awning exists) should be restricted to one sign on the façade of a building and one sign at 900 


to the façade (eg one wall sign and one projecting wall sign).  
 
S.3 Separate allowances will be made for buildings with more than one frontage, or sites with 


more than one building, according to the circumstances of each case.  
 
S.4 Proposals for multiple advertisements on sites or site frontages where no building exists will 


be assessed on merit. The length of frontage, the nature of the locality and any existing 
advertising in the vicinity will be considered in the assessment.  


S.5 Where a number of different signs on a single property are proposed, or where a large 
building complex is involved accommodating a number of independent firms or functions (e.g. 
shopping centres, factory units etc.), signs must be of uniform or complementary style and 
character. In the case of new development of this type, a comprehensive sign package should 
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be submitted to Council for approval. S.6 Composite signs should be used where possible to 
minimise clutter.  


 
3.5 Signage on Bed and Breakfast Establishments  


 
S.1 For bed and breakfast establishments requiring development consent, the building/business 


identification signage must: a) meet the general standards for signage; b) have a maximum of 
one sign per property; c) have a display area of not more than 0.3m2 d) must be contained 
within the property that is being advertised.  


 
3.6 Signage on Brothels and Restricted premises  


 
S.1 Signage for brothels and restricted premises shall: a) be limited to one building or business 


identification sign not exceeding 1 metre x 0.3 metres in size. b) not interfere with the amenity 
of the neighbourhood as a result of its content, illumination, size or shape.  


 
Part 4 Types of Signage (in alphabetical order)  
 
4.1 ‘A’ Frame Signs  


 
An ‘A Frame’ or sandwich board sign is a type of free standing advertising sign.  


 
S.1 Where consent is required for placing a free standing sign on a public footpath or the Beardy 


Street Mall, between Faulkner and Dangar Streets, Council will take into consideration Part 2 – 
Approval Criteria and Part 3 – Other Matters relating to Approval of POL180 Regulatory: 
Armidale Regional Council Local Approvals Policy Street Trading Activities.  


 
4.2 Awning Fascia Sign  
 
An awning fascia sign is a sign that is attached to the fascia or return end of an awning. 
 
 


S.3 A sign above an awning must:  
a) meet the general controls for signage;  
b) be parallel to the fascia or return end of 


the awning;  
c) not project beyond any edge of the 


awning;  
d) maximum width = 50% of length of 


awning;  
e) maximum height = no more than twice 


the fascia height. 
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4.3 Awning Sign (above an awning) 
 


S.3 A sign above an awning must:  
a) meet the general controls for signage;  
b) be parallel to the fascia or return end of 


the awning;  
c) not project beyond any edge of the 


awning;  
d) maximum width = 50% of length of 


awning;  
e) maximum height = no more than twice 


the fascia height  


 
 
4.4 Awning Sign (below an awning) 
 


S.4 A sign below an awning must:  
a) meet the general controls for signage;  
b) be horizontal to the ground and a 


minimum of 2.6m. above the ground;  
c) not project beyond the edge of any 


awning; d) not exceed 2.6m in length;  
e) have a maximum area of 1.5m2 per side;  
f) be erected at right angles to the building; 


and g) the centre of the sign to be at 
least 3.0m. from the centre of any other 
under awning sign. 


 


 
 
4.5 Directory Board Signs  
 
A directory board sign is a sign that contains information about the businesses in a specific area.  
 


S.5 In commercial arcades, signage at the street frontage should be restricted to signs relating to 
businesses with frontage to that street, and a tenants’ directory board and a building 
identification sign for the arcade itself.  


 
S.6 Directory boards should not contain advertising signage, however, may contain the logo and 


colours relating to that business franchise.  
 
S.7 See specifications under the type of sign that relates to the size and design of your directory 


board sign. 
 


4.6 Floodlit Signs  
 


A floodlit sign is a sign illuminated in whole, or in part, by an external source of artificial light and 
whether or not included in any other class of advertising structure. 
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S.8 The light structure for a floodlit sign must be a 
minimum of 2.6m. above the ground or over a 
public road.  


 
Note: It is recommended that internally illuminated 
signs are used in preference to floodlit signs to 
reduce the need for floodlighting structures, and to 
minimize light dispersion to surrounding property. 
 


 


 
 
4.7 Glass Window Shop Signs (signs displayed behind the glass)  
 


S.9 Signs behind the glass line of a shop window may be exempt development under the 
provisions of Schedule 2 of LEP 2012. Where development consent is required, consideration 
of the general controls in this chapter is required.  


 
4.8 Moving Signs  
 
Moving signs are a sign where all or part of that a sign or related advertising structure is designed to 
be in continuous intermittent motion.  
 


S.10 Moving signs will not normally be considered as appropriate in any location because of 
concerns for public safety, visual amenity and traffic safety arising from such signage. However, 
where an application is made, proposals for such signage must demonstrate in detail and that 
no safety and amenity issues will arise from the erection of such a sign.  


 
4.9 Pole or Pylon Sign  
 
A pole or pylon sign includes a sign erected on a pylon or pole independent of any building or other 
structure.  
 


S.11 A pole or pylon sign must:  
 


a) meet the general controls for signage;  
 
b) not project over any road alignment;  
 
c) have a maximum advertising area of 20m2 (ie 10m2 per side for a double-sided sign);  
 
d) have a maximum height above ground of 15m in E2 – Commercial Centre and MU1 – 


Mixed Use zones in Armidale Central Business District and 9m elsewhere.  
 


S.12 For solid signage, a sign must:  
 


e) meet the general controls for signage;  
 
f) have a maximum height above ground to the top of the sign of 8m;  
 
g) have a maximum width of 2.5m.  
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See diagrams of pole and pylon signs on the following page. 
 


 
 
4.10 Projecting Wall Sign  
 
A projecting wall sign is a sign that projects at right angles to the wall of the building to which it is 
attached (see diagram below).  
 
S.13 A projecting wall sign must:  
 


a) meet the general controls for signage;  
 
b) not project above the wall to which it is attached;  
 
c) be at right angles to the wall of the building to which it is attached; 
 
d) not project or extend beyond a point 70cm within the vertical projection of the kerb line;  
 
e) maximum advertising area to be three times the distance (to the nearest whole metre) 


between the lowest part of the sign and the ground;  
 
f) where advertisements appear on three faces of the sign, the front face is to be parallel to the 


building alignment and not exceed in width one-third of the maximum allowable projection of 
the sign as determined in accordance with the table below. 


 
 


Height of lowest part of sign 
above ground 


Maximum allowable 
projection 


 


2.6m. – 3.7m. 80cm 


3.7m. – 4.6m. 90cm 


4.6m. – 5.5m. 1.2m. 


Exceeding 5.5m. 1.5m. 
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4.11 Public Notice Signs  
 
A public notice sign is a sign displayed by a public authority. Public notice signs may be exempt 
development under the provisions of Schedule 2 of the LEP 2012. Where development consent is 
required, consideration of the general controls in this chapter is required. 
 
4.12 Real Estate Signs  
 
A real estate sign indicates that the property where it is displayed is for sale, lease or rent, or has 
been sold or let.  
 
Real estate signs may be exempt development under the provisions of Schedule 2 of the LEP 2012. 
Where development consent is required, consideration of the general controls in this chapter is 
required.  
 


S.14 A real estate sign must be displayed in accordance with the Real Estate Institute of New 
South Wales Code of Ethics, Rules of Practice and Policies.  


 
4.13 Roof Signs  
 
A roof sign is a sign that is erected on or above the parapet or eaves of a building.  
 


S.15 A roof sign must:  
 


a) meet the general controls for signage;  
 
b) be designed to integrate with an existing roof structure (e.g. placed on an existing façade 


– see Figure below);  
 
c) be flush with the roof, façade or parapet to which it is attached;  
 
d) not extend laterally beyond or above the roof, façade or parapet of the building to which 


it is attached/displayed, except in the 4(a) Industrial zone under Armidale Dumaresq LEP 
2008, and only where a development application is submitted for a change of use or for 
a change to an existing sign due to a tenancy change. In this case, a ‘roof sign’ may 
extend beyond the top of the façade or parapet to which it is affixed by up to 20% of the 
display area of the sign. 


 


 
 
 







 


Page 171 of 365 
 


4.14 Temporary Signs for Events  
 
A temporary event sign announces a special event, such as a local festival, fair or celebration, or a 
venue for an exhibition or demonstration, to any temporary matter in conjunction with such an 
event. A temporary event sign may include overhead banners and bunting. Temporary event signs 
may be exempt development under the provisions of Schedule 2 of the LEP 2012.  
 


S.16 Where development consent is required, consideration should be given to the relevant 
general controls in this chapter.  


 
4.15 Top Hamper Sign  
 
A top hamper sign is a sign attached to the transom of a doorway or display window of a building. 
 
 


 


S.17 A top hamper sign must:  
a) meet the general controls for signage;  
b) not extend more than 20cm beyond the 


face of the building;  
c) not extend below the level of the head of 


the doorway or window to which it is 
attached; 


d) no part of the sign is to extend more than 
3.7m. above the ground. 


 
 
4.16 Tourist Information, Place Name or Directional Signs  
 
Tourist information, place name or directional signs are signs that direct the public to tourist 
attractions and places in the locality. Some tourist information or directional signs may be erected as 
Exempt Development under the provisions of Schedule 2 of LEP 2012. If your proposed sign does not 
meet the exempt standards, the following provisions must be met for development consent.  
 


S.18 The sign must direct the public to tourist attractions or locations in the vicinity of the sign, 
such as a:  


 
a) town or village;  
 
b) place of historic, scientific, educational or public interest;  
 
c) picnic areas, park or rest area;  
 
d) public building, public utility or essential service;  
 
e) tourist, recreational, sporting, charitable or religious facility or function, including a 


facility for the motorist, such as a caravan park, camping area, hotel, motel, service 
station, place of public worship and/or sports club.  


 
S.19 Proposals for signs within a road reserve require the approval of the relevant roads authority. 


The relevant roads authority is either the Council or the NSW Roads and Maritime Services.  
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S.20 All signs must be designed and erected to meet relevant road sign standards.  
 
4.17 Variable Message Signs  
 
A variable message sign is where the message design or displayed wording changes at pre-set timing  
intervals or by any mechanical or electric source of power.  
 


S.21 Variable Message Signs must:  
 


a) the site is located within the E2 - Commercial Centre and MU1 -  Mixed Use zones in the 
Armidale Central Business District; 


 
b) the site is not a heritage item or on a building in a heritage conservation area; 
 
c) the speed limit of the adjacent road is 50 kph or less;  
 
d) the proposed sign is not visible from a main road or from other sites where the demand 


on a driver’s concentration is high;  
 
e) the time to change from one display to a new display is not less than five seconds; and 


uses any one of the following methods of changing displays (scroll top, scroll bottom, 
overlay crawl, overlay out, overlay in, sequence, crawl, blanking, wipe down, wipe up, 
wipe on or barrel roll); and  


 
f) the display will be completely static from first appearance to removal. 


 
 
4.18 Wall Signage  
 
A wall sign is a sign that is painted on or fixed flat to the wall of a building.  
 


S.22 Only one wall sign may be displayed per building elevation.  
 
S.23 A wall sign must:  
 


a) meet the general controls for signage;  
 
b) not project above the top of the wall on which it is attached/displayed;  
 
c) not to extend laterally beyond the wall of the building to which it is attached/displayed;  
 
d) If of a ‘skeleton letter’ type, not to have an advertising area greater than 4.6 times the 


distance (to the nearest whole metre) below the lowest part of the sign and the ground;  
 
e) project no more than 30cm from the wall on which it is attached;  
 
f) have a maximum area of 3 times the distance (to the nearest whole metre) below the 


lowest part of the sign and the ground (as illustrated below);  
 
g) where the sign is illuminated, not be less than 2.6m. above ground. 
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In this clause, building elevation 
means an elevation of a building 
as commonly shown on building 
plans. 


 


 
Part 5 Construction, Engineering, Maintenance and Removal of Signs  
 
5.1 Footings, Bracing Materials and Construction of Signs  
 


S.24 The erection of any sign must comply with the applicable standards of the Building Code of 
Australia.  


 
A construction certificate and inspections of the footings, bracing and other structural features may 
also be required. The development consent conditions will specify where this is required.  
 
Where a site is identified as contaminated and footings are required for the proposed signage, 
Council should be consulted to give advice about the requirements for managing any contaminated 
soil and materials that will occur as a result of the soil disturbance.  
 
5.2 Materials and Maintenance of Signs  
 


S.25 All signage should be professionally painted (where applicable) and made of durable, 
weatherproof materials suitable for outdoor display.  
 


S.26 All owners of signage shall keep the signs and associated structures in good repair, and in a 
clean and tidy condition.  


 
5.3 Removal of Signs  
 


S.27 When a business ceases trading and vacates the premises signage related to the business 
should be removed. Such a requirement may be included in a condition of development 
consent for the signage. 


 
Part 6 Definitions  
 
advertising display area means, the area of an advertisement or advertising structure used for 
signage, and includes any borders of, or surrounds to, the advertisement or advertising structure, but 
does not include safety devices, platforms or lighting devices associated with advertisements or 
advertising structures.  
 
Note: The advertising display area of an advertising structure that contains advertising on two or 
more sides is to be calculated separately for each side and is not the sum of the display areas on all 
sides.  
 


i) in the case of a ‘skeleton letter’ type sign, the area within which the letters fit, not the 
area of the individual letters added together  
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ii) in any other case (e.g. cylindrical signs) one-third of the total surface area of the 


advertising structure that is used or is to be used for advertising.  
 


For all other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Appendix 1 - Armidale Heritage Conservation Areas Map 
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Appendix 2 - Signage in Areas of Heritage Significance 
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Part 1 General Provisions  


1.1 Introduction  


This chapter provides information about subdividing urban land in the Armidale Regional Council 
local government area. The purpose of this chapter is to provide guidance to developers on planning 
and design principles at the subdivision stage of the design process, and to ensure that urban 
subdivision design maximises site opportunities and provides site layouts that create a safe, 
functional, energy efficient and attractive places to live. This chapter is to be read in conjunction with 
all relevant chapters in Section 2 Site Analysis and General Controls. All relevant matters relating to 
the development must be addressed in the development application, the SEE and on site analysis 
plans and site plans. The site analysis process may highlight the requirement for specialist reports to 
be undertaken.  
 
1.2 Objectives  


O.1 To encourage well thought out design at the subdivision stage.  


O.2 To ensure consideration of site opportunities and constraints, including layouts that allow 
future development to maximise solar access to primary living/working areas.  


O.3 To ensure that large subdivision design provides for a range and mix of lot sizes and shapes.  


O.4 To ensure that the layout design of the subdivision provides for the maximum retention of 
existing trees and native vegetation.  


O.5 To ensure that subdivision design provides for adequate and well-designed road, stormwater 
drainage, and utility infrastructure in a logical position on the land.  


O.6 To ensure that street and pedestrian networks provide for safe and efficient travel for 
vehicles, bicycles and pedestrians.  


1.3 Land to which this chapter applies  


This chapter applies to the following zones:  


 


R1 General Residential 


R2 Low Density Residential 


R5 Large Lot Residential 


 


1.4 Addressing the guidelines in this chapter  


The guidelines for subdivision are set out in this chapter. These are expressed in the form of 
objectives that need to be addressed for each development proposal. For each objective (O), 
‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. Alternative approaches 
may be proposed, provided these adequately address the relevant objectives and comply with 
legislation. 
 
 
1.5 Developer contributions  
Infrastructure contributions will be levied on physical and social infrastructure in accordance with 
Council’s Water Supply and Sewerage Development Servicing Plans; Sections 7.11 and 7.12 
Contributions Plans and any other adopted Contributions Plan relevant to the site. This contribution 
may be a financial contribution, dedication of land and/or provision of a material public benefit be 
made by a developer to provide for or upgrade public services or facilities for which the development 
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is likely to create a demand. Contributions that apply to development in rural and rural residential 
zones are outlined in the Council’s adopted Contributions Plans and Water Supply and Sewerage 
Development Servicing Plans.  
 
Depending upon the likely demand for public services or facilities that a development proposal is 
likely to generate, Council may also require preparation of a specific Contributions Plan or enter into 
a Planning Agreement with the developer prior to determining a particular development proposal.  
 


Part 2 Lot design, layout and dimensions  


Objectives  


O.1 To provide a range of lot sizes to suit a mix of housing types and sizes.  


O.2 To ensure that lot shape, orientation and dimensions provide for adequate separation 
between adjoining residential developments for privacy and to maximise solar access for 
future dwellings.  


O.3 To provide for lots of a regular shape for maximum lot yield.  


O.4 To ensure that all new lots are provided with adequate frontage to a public road and long, 
narrow lots and battleaxe lots are avoided.  


O.5 To retain and expand areas of natural habitat, and direct development away from 
environmentally sensitive areas.  


O.6 To ensure sites are designed to retain and protect flora, fauna and watercourses.  


O.7 To protect natural, cultural and heritage features.  


O.8 To take account of topography and slope to minimise the need for cut and fill associated with 
future dwellings and driveway construction.  


O.9 To ensure lots are designed to make adequate provision for utility services.  
 
2.1 Minimum lot size  


S.1 Refer Clause 4.1 Minimum Subdivision Lot Size and the relevant Lot Size Maps in Armidale 
Regional LEP 2012.  


 


2.2 Lot layout, orientation and solar access  


S.2 The lot layout (orientation, size and dimensions) should facilitate the future siting of dwellings 
to take advantage of:  


a) micro-climatic benefits;  


b) on-site solar access and access to breezes; c) Armidale’s climatic conditions; and  


d) conservation of non-renewable energy sources.  


S.3 All new lots must have a 4-star rating or higher in accordance with Solar Access for Lots - 
Guidelines for Solar Efficient Residential Subdivision in Armidale (Appendix 1).  


S.4 Lot design ensures that each lot:  


a) will not be overshadowed by neighbouring houses to the north.  


b) can have a sufficiently long north facade to receive winter sun.  


S.5 Streets are aligned in a north-south or east-west direction.  
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S.6 East-West Streets - suitable for small lots, with narrow lots on the north side and wide lots on 
the south side of the street.  


S.7 North-South streets to increase the width of lots. 
 


2.3 Lot dimensions and shapes, and lot ratios 


S.8 A new lot created as a result of a subdivision shall be of a regular shape where possible.  


S.9 The depth of the lot should not exceed the width of the lot by more than 4:1, unless it can be 
justified based on the site analysis that there are no viable alternative solutions.  


S.10 Wedge shaped lots are to be kept to a minimum, and will generally only be supported at the 
head of a cul-de-sac.  


S.11 Lot size and dimensions should consider the slope of the land and the desirability of 
minimising earthworks/retaining walls associated with dwelling construction.  


 
2.4 Minimum lot frontage to a public road  
 


LEP Zone Minimum Public Road Frontage 


R1 General Residential 12 metres 


 
R2 Low Density Residential 


30 metres 


Wedge shaped lots shall have a minimum width 
at the front setback of 30m 


 
R5 Large Lot Residential 


75 metres; or, the depth of the lot does not 
exceed the lot frontage width by more than 4:1. 


Wedge shaped lots shall have a minimum width 
at the front setback of 50m. 


 
 


2.5 Battleaxe lots  


S.12 Battleaxe blocks are not permitted in the R1 General Residential, R2 Low Density Residential 
and R5 Large Lot Residential zones, except where it can be demonstrated that no alternative 
solution is possible.  


S.13 Where the creation of a battleaxe block is justified (above) and is acceptable to Council, the 
minimum width of the driveway handle is to be 4m wide in the R1 zone, and 20m wide in the 
R2 and R5 zones.  


S.14 Where the battleaxe handle is longer that 50m, provision for passing must be made.  


S.15 No battleaxe handles are to be directly adjoining.  


S.16 Subdivisions creating multiple battleaxe lots will not be allowed.  
 


Part 3 Building envelopes  


Objectives  


O.1 To ensure that lots created from subdivision of land for residential purposes contain a building 
envelope free of major environmental and infrastructure/services constraints and have good 
solar access.  


O.2 To ensure that the subdivision layout responds appropriately to the findings of the site 
analysis.  
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O.3 To protect existing vegetation and the scenic qualities of the locality.  
 
 


3.1 Building envelopes 


 S.1 In urban residential zones, lots must have the appropriate area and dimensions for the siting 
and construction of a dwelling and ancillary outbuildings, the provision of private open space, 
and vehicle access and parking.  


S.2 A building envelope must be identified on a lot where there are significant identified site 
constraints.  


S.3 Where a building envelope is identified, it should be positioned to ensure future tree removal 
is minimised.  


S.4 Lots must not have a slope greater than 15%, unless the application is supported by a 
geotechnical investigation demonstrating that the land is suitable for the erection of a dwelling 
and its associated infrastructure.  


S.5 Lots must be able to provide setbacks from road frontages, side and rear boundaries in 
accordance with this chapter.  


 


Part 4 Street layout and landscape design  


Objectives  


O.1 To provide attractive streetscapes and landscapes that reinforce the functions of a street, 
enhance the amenity of buildings, and are sensitive to the built form, landscape and 
environmental conditions of the locality.  


O.2 To reinforce the attributes of heritage significant streetscapes and landscapes.  


O.3 To provide streetscapes that promote safety and casual street surveillance.  


O.4 To maximise landscaped areas where appropriate, including the incorporation of existing 
vegetation where possible and desirable.  


 


4.1 Design of new streets  


S.1 New streets should define a street ‘theme’, or complement existing streetscapes nearby.  


S.2 The scale of the street should be relative to both the street reserve width and existing or 
expected future building bulk.  


S.3 Streets should terminate with views that make the most of the special features of a site or 
enhance its character (such as a park, a stand of mature trees, distant hills, water or significant 
building).  


S.4 Where streets terminate with a view of a house (or other building), the house (but not the 
garage) should be on axis with the street.  


S.5 Street alignments should be straight or gently curved where possible to enable edges (such as 
street trees and building frontages) to frame vistas.  


S.6 Existing neighbourhoods should connect to new developments through connecting street 
systems.  


S.7 Streets must achieve lines of sight specifications for pedestrians, cyclists and vehicles.  


S.8 Street design should:  
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a) provide adequate lighting for pedestrian and vehicle safety.  


b) provide attractive and coordinated street furniture and facilities to meet user needs.  


c) satisfy maintenance and utility requirements and minimise the visual impact of above 
ground utilities.  


 


4.2 Design for sloping sites  


S.9 Where the land slopes at a grade of 6% or more, the predominant street alignment should be 
perpendicular to contours.  


S.10 Where a lot slopes from one side to the other, the design should reduce or avoid retaining 
walls on side boundaries.  


S.11 Avoid street layouts that result in lots being considerably higher or lower than the street 
level.  


 


4.3 Street layout and landscape plan  


S.12 A Streetscape/Landscape Plan is required, showing the following:  


a) the relativity to the natural landscape;  


b) the street reserve and indicative locations of the carriageway, parking bays, footpaths, 
cycleway systems, speed control devices and, where practicable, driveways, bus stops, 
street lighting and substations;  


c) where identifying features exist (such as views, vistas, existing vegetation and 
landmarks), and how these key features are used in the design layout;  


d) the indicative location of existing buildings;  


e) the location of boundaries and identification of areas of communal open space and 
specific recreational uses;  


f) the proposed position, style and height of street lighting;  


g) the location and species of existing vegetation for proposed removal or conservation;  


h) the proposed position, species and potential growth height of street trees;  


i) information on the selection and positioning of species, including solar access 
requirements, soil types, growth habits, climate adaptability etc.;  


j) the location and species of other plantings and soft landscape treatments;  


k) general arrangement of hard landscaping elements including fencing, access points, 
furniture, pavement style, and treatment of the verge including any associated parking 
or drainage requirements;  


l) the location of existing and proposed services;  


m) major earth cuts, fills and mounding;  


n) indicative treatment of floodways and drainage lines;  


S.13 In areas where desired future urban character has been defined (through a precinct specific 
development control plan), the street and landscape design must conform to the specifications 
of that plan.  
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4.4 Landscaping for staged development  
For staged development proposals, landscaping is to be completed as far as practicable in the early 
stages of the development, to ensure establishment in advance of any subsequent building activity. 
Landscaping is to be adequately protection from potential damage associated with construction 
activities.  
 


4.5 Landscaping in the R5 zone  


S.14 For subdivisions in the R5 zone, screen landscaping is to be provided on the frontage to 
existing nominated rural roads to integrate the development into the rural landscape. 
Permanently fenced multiple row plantings of a majority of indigenous New England species 
must be 10m in width and provided for the full frontage of any lot (excluding driveways) to any 
of the following roads:  


a) Kellys Plains Road 


 b) Platform Road  


c) Old Gostwyck Road  


d) Castledoyle Road  


e) Grafton Road  


f) Link Road  


g) Cluny Road  


h) Fittler Road  


S.15 Council may also require additional landscaping buffers where a development adjoins 
agricultural activities on neighbouring property; a rail corridor; or other activities that require 
separation from residential activities. 


 


4.6 Fences in the R5 zone  


S.16 Developers shall provide a stock proof fence to all public road frontages and public open 
space areas in the R5 zone. To maintain the landscape values and character of the locality, such 
fencing is not to be metal panel fencing (of any height).  


S.17 For staged subdivisions, landscaping and fencing is to be implemented for each stage of the 
development.  


 


Part 5 Street networks and neighbourhood design  


Objectives  


O.1 To provide a hierarchy of interconnected streets that gives safe, convenient and clear access, 
including access for emergency vehicles.  


O.2 To ensure that the hierarchy of streets is clearly discernible through variations in carriageway 
width, on-street parking, street tree planting, and pedestrian amenities.  


O.3 To provide a legible and permeable movement network for vehicles, pedestrians and cyclists 
along streets and paths to points of attraction within and adjoining any development.  


O.4 To ensure sufficient carriageway and verge widths are provided to allow streets to perform 
their designated functions within the street network and to accommodate public utilities and 
drainage systems.  
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O.5 To encourage the use of streets by pedestrians and cyclists, and to allow cars, buses and other 
users to proceed safely, and without unacceptable inconvenience or delay.  


O.6 To encourage design that responds to the topographical features of the site.  


O.7 To ensure design reinforces desired traffic speed and behaviour.  


O.8 To integrate and form linkages with parks, reserves and transport corridors.  


5.1 Subdivisions with internal road networks  


S.1 All internal road networks and layouts are to comply with the requirements of Council’s 
Engineering Code.  


S.2 Emergency and/or footpath connections are to be provided into residential areas with only 
one road access and with more than 30 allotments.  


5.2 Street and common driveway construction  


S.3 All pavement construction and kerb and gutter profiles are to comply with the requirements 
of Council’s Engineering Code.  


S.4 Street and common driveway pavement surfaces and edges must be designed to be durable 
enough to carry wheel loads of travelling and parked vehicles; ensure the safe passage of 
vehicles, pedestrians and cyclists; contain the discharge of rainfall; and the preservation of all-
weather access.  


5.3 Signage, street furniture and street lighting  


S.5 Signage, street furniture and lighting is to be:  


a) designed to reinforce the distinct identity of the development;  


b) co-ordinated in design and style;  


c) located so as to minimise visual clutter and obstruction of the public domain; and d) of a 
colour and construction agreed by Council.  


S.6 Locating entry signage and the like within a public road reserve is subject to Council’s 
agreement.  


S.7 The location and design of any signage, street furniture and non-standard street lighting is to 
be indicated on the Landscape Plan and on engineering construction drawings.  


S.8 Street lighting, including the frequency and position of required lighting that provides the best 
outcome for pedestrian and vehicle safety, is to be designed to meet current Australian 
Standards.  


S.9 Applicants must provide written evidence that they have consulted the relevant energy 
authorities in relation to proposed street lighting.  


S.10 The position of any street lighting is to be identified on site plans for the subdivision. The 
verge must be clearly identified on these plans.  


5.4 Street trees  


S.11 Street trees are required for all streets. Street tree planting is to:  


a) be consistently used to distinguish between public and private spaces and between 
different classes of street within the street hierarchy;  


b) minimise risk to utilities and services; c) to be positioned and consist of species selected 
in accordance with POL 120 Urban Streetscape (Street Vegetation) Policy.  
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d) maintain adequate lines of sight for vehicles and pedestrians, especially around 
driveways and street corners;  


e) provide an attractive landscape character and shade.  


S.12 Proposed street tree positioning and species are to be identified on site plans for the 
subdivision. The verge must be clearly identified on these plans.  


5.5 Street naming and lot numbering 


Objectives  


O.1 To identify roads and individual premises to the public, the relevant authorities, and to 
emergency and essential services.  


S.1 Where there is no existing road name, the application should provide a written proposal 
together with a plan indicating the location of the place to be named. This should include the 
names of new road(s).  


S.2 Where more than one street exists within a subdivision, consideration should be given to a 
street naming ‘theme’ to help create a distinct identity for the area.  


S.3 Street names are to be selected from a list in POL 071 Policy for Local Place Naming.  


S.4 New street name signs are to be paid for by the developer.  


S.5 All occupied properties shall be individually numbered.  


S.6 Numbers shall be displayed adjacent to the entrance driveways.  


Note: Council is responsible for the allocation of address numbering of lots. Address numbers are 
allocated at subdivision stage when the location of driveway entrances is determined. At the 
subdivision stage, property numbering shall be displayed on the street frontage.  


 


Part 6 Vehicle access  


Objectives  


O.1 To ensure all development has legal and properly constructed access.  


O.2 To prevent private access arrangements over adjoining land (rights-of-carriageway) for new 
lots.  


O.3 To ensure that the standard of public roads is sufficient for traffic likely to be generated by a 
development.  


O.4 To minimise future costs to the community associated with road improvement.  


O.5 To ensure property access is located with safe sight distances on public roads.  


6.1 Access and minimum road standards  


S.1 All new lots created by a subdivision must have legal and properly constructed access. 
Depending on the circumstances, the following options are available for providing access:  


a) Public Road as defined under the Roads Act 1993  


b) Construction and dedication of a Crown Road as a Council public road.  


S.2 Where a road is to be constructed or upgraded it shall be constructed to the minimum road 
standard as shown in Tables 1 & 2 (below).  


S.3 Each new lot created by a subdivision shall have public road access to the minimum road 
standard specified in Tables 1 & 2.  
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S.4 In all subdivisions, access to the lots created shall be by way of constructed and dedicated 
Public Road, as defined under the Roads Act 1993.  


S.5 Applicants should consult with Council concerning the need to provide links to adjoining land 
which is likely to be subdivided in the future and to ascertain whether a provisional road 
network has been or will be developed for the area.  


S.6 In the R1- General Residential and R2 – Low Density Residential zones, the road shall be 
constructed across the full frontage of the property.  


S.7 In the R5 – Large Lot Residential zone, where the subdivision road is likely to be extended in 
the future to serve other development, the road shall be constructed to a minimum of 20 
metres beyond the property access and provided with a temporary turning area.  


S.8 Provision of a suitably sited and constructed bus lay-by in accordance with Council’s policy 
POL141-Roads: Rural Bus Stops may be required in association with road works.  


S.9 Council may require suitable arrangements to be made for the provision of verge tracks for 
pedestrians and horse riders to traverse along roadsides clear of vehicular traffic.  


S.10 Collector roads within the R5 – Large Lot Residential zone shall accommodate the safe 
passage of cyclists.  


S.11 Where subdivisions will have frontage to an existing Public or Crown Road that is 
unconstructed or is not maintained by Council, the full cost of upgrading that road to Council’s 
specification is to be borne by the developer.  


S.12 Conflict with arterial and distributor roads is to be avoided. Direct access to a classified road 
will not be permitted where another practical option exists. 


S.13 Where the subdivision proposes access to a classified road, the access will require 
concurrence from the RMS, and must be located and constructed in accordance with the 
relevant road authority requirements.  


S.14 Dedication of a splay corner of minimum dimensions 5 metres x 5 metres will be required to 
improve and maintain safe sight distance at the intersection of roads associated with the 
subdivision. A greater splay dimension may be required at the intersection of major roads.  


 
Table 1: Minimum road access standards  
All road construction, including driveways, shall comply with the requirements of Council’s 
Engineering Code, and the relevant Australian Standards and Austroads Guidelines.  
 


LEP Zone Circumstances Minimum Road Standard 


R1 General Residential All subdivisions Two lane sealed road with kerb 
and gutter. 


R2 Low Density Residential All subdivisions For roads internal to the 
subdivision: • Two lane sealed 
road; and • Each lot is to 
connect to a sealed road. 


For unsealed connecting roads: 
• Two lane sealed road with 
gravel shoulder. 


Where a sealed connecting 
road exists: • Widen road to 
achieve half road construction 
to the sealed two lane road 
standard (see Figure 1 below). 
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R5 Large Lot Residential Road will serve a maximum of 
5 lots (including existing lots) 
and is not likely to be extended 
or to form part of a through 
road. 


Single lane sealed road to 
nearest two-lane sealed road 
connection. 


All other subdivisions Two lane sealed road to 
nearest two lane sealed road 
connection. 
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6.2 Right-of-Carriageway  


S.15 Access by right-of-carriageway is not encouraged and will only be permitted in cases where 
no other practical alternative exists.  


S.16 The right-of-carriageway shall only serve one lot or holding and must not be located on a lot 
containing an existing right-of-carriageway.  


S.17 The right-of-carriageway shall have a width of not less than 20 metres.  
 


6.3 Construction and dedication of a Crown Road as a Council Public Road  


S.18 Where access is proposed via a Crown Road, the road is to be constructed by the developer 
to Council’s specification and dedicated as a Council public road.  


S.19 The applicant is to provide written agreement from the responsible authority (currently NSW 
Crown Lands) for the use of the Crown Road for access.  


 


6.4 Undedicated roads 


Undedicated roads are roads that are not dedicated as Council or Crown Roads and include Forestry 
Roads, Rural Lands Protection Board reserves and Ministerial Roads.  


S.20 The applicant is to provide written agreement from the responsible authority for the use of 
the road for access. 


 


 6.5 Driveways  


S.21 Where the land adjoins an existing sealed public road, the driveway crossover shall be sealed 
from the road shoulder to the boundary.  


S.22 The driveway shall be located so as to minimise earthworks and removal of vegetation/street 
trees in the road reserve.  


S.23 Driveways on collector road and roads that carry more than 3000 vpd must be designed to 
allow forward movement of vehicles across the verge. Site plans must demonstrate that each 
lot with a driveway onto such roads have the facility to turn within the lot.  


S.24 Direct driveway access to a classified road will not be permitted where another practical 
option exists.  


S.25 Entrances shall be limited to one per lot unless otherwise approved by Council. The 
relocation of an existing entrance may require the complete removal of the existing entrance.  


S.26 Any new driveway on a local road shall have safe intersection sight distance in accordance 
with the relevant Australian Standards AS 2890 or the Austroads Guidelines.  


S.27 All driveways must be designed in accordance with Council’s Policy POL035 – Vehicular 
Driveway Construction, Maintenance and Location.  


 


6.6 Kerb and guttering  


S.28 All kerb and guttering is to be provided as required by Table 2: Characteristics of Street Types 
(above) and the Engineering Code. 
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Part 7 Public transport design  


Objectives  


O.1 To ensure new public transport services link to adjoining areas and other public transport 
routes (including future routes).  


O.2 To provide for ease of movement of buses between developments; and link activity centres 
within and external to the development.  


 


7.1 Bus routes  


S.1 Consultation with Armidale’s local bus transport provider and Transport for NSW is required to 
determine whether a bus service is required.  


S.2 Where the size of the subdivision is likely to require bus movements throughout the internal 
road network, road widths external to and within the subdivision must be designed to cater for 
potential bus service provision.  


S.3 All bus routes are to be designed in accordance with Council’s Engineering Code.  


S.4 Road networks must be designed to allow buses to access and move through the street 
network without complicated turning manoeuvres.  


S.5 The position of the bus route should ensure at least 90% of dwellings are within 400m safe 
walking distance from an existing or potential bus route. 


 


7.2 Bus stop location and design  


Bus stops must be designed in accordance with Austroads Guidelines and Council Policy POL185 Bus 
Shelters within the Urban Areas.  


S.6 Bus stops are, or are planned for, 300 m spacings where the route serves residential 
development. The bus stop bay is to be designed to meet the current relevant AUSTROADS 
Guidelines and in accordance with Council Policies POL 141 Rural Bus Stops and POL 185 Bus 
Shelters within the Urban Areas.  


S.7 Bus stops are to be designed to prevent vehicles from overtaking a stationary bus, or vehicle 
speeds are reduced to ensure safe pedestrian crossing.  


S.8 The siting of bus stops should relate to the pedestrian path network.  


S.9 Bus stops are to be located and designed to provide shelter, seats, adequate lighting, and 
timetable information, and to minimise adverse impact on nearby dwellings.  


 


Part 8 Pedestrian and cyclist facilities  


Objectives  


O.1 To ensure residential street and path design creates safe pedestrian and cyclist routes that 
connect to adjoining streets, schools, open spaces and activity centres.  


O.2 To ensure that footpaths and cycle routes meet the needs of the primary users (ie. children, 
parents with prams, people with disabilities, aged pedestrians and cyclists, and commuter and 
recreational cyclists.  
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8.1 Planning and design  


S.1 All new bicycle facilities, including shared pedestrian/cyclist paths, on-road bicycle routes and 
bicycle parking facilities must be incorporated into street network plans in accordance with the 
Armidale Bicycle Strategy and Action Plan 2012, Council’s Engineering Code and the relevant 
Australian Standards.  


S.2 For details on technical design and construction of bicycle and pedestrian paths, please refer 
to Council’s Engineering Code and the relevant Australian Standards and Austroads Guidelines.  


S.3 Pedestrian and cyclist paths are to be constructed to meet contemporary engineering 
standards (ie. be designed and constructed of appropriate width, longitudinal gradient and 
sight distance to cater for the number of projected pedestrians and cyclists, and user types). 
Design must take into account the topography, safe street crossings, adequate markings, 
warning signs, safety rails and lighting.  


S.4 The alignment of paths allows safe and convenient use by pedestrians and cyclists and is 
varied to preserve trees and other significant features. A focus on vistas and landmarks add 
visual interest where they exist.  


 


8.2 Inter-allotment access  


S.5 Pedestrian links between streets, or connecting to open space areas or cycleways must 
provide an all-weather footpath and sufficient land either side for landscaping, with a 
minimum width of 5 metres.  


 


 
 


Figure 2 – Examples of effective Inter-allotment drainage designs 


Note: The Armidale Bicycle Strategy and Action Plan 2012 provides a strategic planning framework 
for the development of a quality environment for all types of bicycle riding. Proposals to construct 
new facilities that are not currently included within the plan will be assessed on their merits.  
 
Part 9 Public open space  


Objectives  


O.1 To provide public open space/parkland for outdoor recreational and social activities.  


O.2 To landscape public open space so that it contributes to the visual amenity, usability and 
environmental health of the neighbourhood.  


O.3 To provide grassed and soft landscaped areas for absorption of stormwater.  
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S.1 Public open space/parkland or contributions for such must be provided in accordance with 
Council’s Development Contributions Plan.  


S.2 For subdivisions of 20 or more lots, public open space provisions must be made.  


S.3 Where dedication of land for public open space/parkland is required, a Site/Landscape Plan 
must be submitted that addresses:  


a) street reserves, carriageways, parking bays, footpaths, cycleways and street and park lighting 
on or adjacent to the proposed dedicated site;  


b) existing vegetation and proposed general character of tree planting and landscaping (including 
proposed species);  


c) existing rare or significant vegetation, natural habitats and features (eg creeks) which are to be 
retained, enhances or otherwise affected;  


d) general arrangement of hard landscaping elements and major earth cuts, fills and mounding;  


e) indicative treatment of any drainage systems, along with general information on fencing, access 
points and furniture.  


S.4 Parks must outline a clear relationship between public open space and adjoining land uses by 
using treatments including fencing and landscaping to define boundaries.  


S.5 Continual lengths of solid fencing along open space areas should be avoided for security, 
surveillance, aesthetic and maintenance reasons.  


S.6 Parks must include provision for lighting in accordance with Australian Standard 1158.1.  


 


 
 


Figure 3 – Public open space design 
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Part 10 Public land 


For the purpose of this clause, public land may include areas of public open space, riparian reserves, 
pedestrian access corridors or the like, but does not include formed public roads.  


Objectives  


O.1 To ensure public land retains its amenity and is maintained for its intended use.  


O.2 To provide for the fair and orderly use of public land.  
 


10.1 Access to public land  


S.1 Direct vehicular access shall not be permitted from any significant development or newly 
created allotments on to areas of public land. Any significant development that has a common 
boundary with public land shall include a ‘restriction to user’ over the subject land prohibiting 
vehicular access to the public land.  


 


10.2 Development adjoining public land  


S.2 Proposed developments adjoining or adjacent to areas of public land shall seek to minimise 
the number of lots/dwellings backing on to the public land.  


S.3 Significant development proposals that adjoin, or create new allotments that adjoin areas of 
public land, shall include details of the proposed treatment of the common boundary (e.g. 
timber fencing 1800mm high, landscaping) to establish a clear relationship between the public 
land and the adjoining land use.  


 


10.3 Fencing and landscaping of public land  


S.4 Any fencing provided in connection with significant development along a common boundary 
with public land shall:  


a) avoid continual lengths of solid fencing along the public land frontage for surveillance and 
aesthetic purposes; and  


b) create a consistent appearance when viewed from the adjacent area of public land.  


S.5 Additional landscape planting may be required within the area of public land to minimise 
visual impacts of a development. Details of the visual appearance of the development when 
viewed from adjacent public land, and details of any screen plantings, shall be included in any 
significant development proposal.  


S.6 Fencing and landscaping proposed under this clause shall be established prior to issuing of a 
Subdivision Certificate/Occupation Certificate. A bond shall be paid to Council in respect to any 
additional landscaping to ensure its satisfactory establishment and maintenance for a period 
of not less than 12 months. The amount of any such bond shall be determined in relation to 
the extent and nature of landscaping provided.  


S.7 Any significant development proposing fencing under this clause shall include a caveat over 
the subject lot requiring future replacement of fencing to be consistent (in terms of colour, 
materials and style) with that provided in the original development.  
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Part 11 Utility infrastructure  


Objectives  


O.1 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 
provided with services in accordance with that Plan.  


O.2 To ensure that all development has an adequate water supply to meet domestic and 
commercial use and fire fighting purposes.  


O.3 To ensure that satisfactory provision is made for the safe and nuisance free disposal of 
effluent. O.4 To ensure the design and construction of infrastructure services are provided to 
the standards outlined in the Council’s Engineering Code; the relevant servicing authorities; 
and other relevant management plans and policies.  


O.5 To ensure that the design and provision of utility services are cost effective and create 
minimal environmental impact over their life cycle.  


O.6 To ensure that the location of services/future services minimise the use of land, are accessible 
for future repair work, and are positioned to protect future occupants’ health.  


O.7 To ensure lots that are greater than twice the minimum lot size will have access to adequate 
infrastructure to service future subdivision of land.  


O.8 To ensure that an adequate electricity supply is available for the intended use.  
 


11.1 Infrastructure servicing for staged subdivision  


S.1 Where development is staged, Council must authorise that each stage is fully serviced before 
any new area is released.  


 


11.2 Common trenching and buffers for utility infrastructure  


S.2 Compatible public utility services should be located in common trenching in order to minimise 
the costs and the land required for underground services.  


S.3 Adequate buffers are to be maintained between utilities trenching and existing buildings to 
protect occupants amenity and health.  


S.4 The lot size and shape design must allow for the location of services/future services in a 
position that minimises use of land, is accessible for future maintenance, and is positioned to 
protect the health of future occupants.  


 


11.3 Water supply Servicing Authority: Armidale Regional Council  


S.5 Each allotment created by subdivision of land within the ‘Water DSP Development Area’ in 
Council’s Development Servicing Plan for Water and Sewerage must be provided with a 
connection to Council’s reticulated water supply.  


S.6 Water supply is to be designed to the standards specified in Council’s Engineering Code.  


S.7 For new subdivisions, a reticulated potable water supply system is to be provided from 
Council’s mains. This supply and all connections must meet the minimum standards for both 
domestic supply and fire fighting purposes.  


S.8 Water systems must be designed to be easily accessible and maintained.  
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11.4 Sewerage system requirements in the R1 and R2 zones  


Servicing Authority: Armidale Regional Council  


S.9 Each allotment created by subdivision of land within the ‘Sewer DSP Development Area’ in 
Council’s Development Servicing Plan for Water and Sewerage must be provided with a 
connection to Council’s reticulated sewerage system.  


S.10 Sewerage reticulation is to be designed to the standards in Council’s Engineering Code.  


S.11 Sewerage systems must be designed to be easily accessible and maintained.  


S.12 A sewerage reticulation system is to be designed to allow the whole of each new allotment 
to be serviced by gravity drainage.  


S.13 The public sewer main is to be extended to each individual allotment.  
 


11.5 Sewerage system requirements in the R5 zone  


Servicing Authority: Armidale Regional Council  


S.14 In the R5 zone, where the size of the lots to be created by subdivision of land within the 
‘Sewer DSP Development Area’ in Council’s Development Servicing Plan for Water and 
Sewerage is less than 2 hectares, the lot must connect to Council’s reticulated sewerage 
system.  


S.15 Each allotment created by subdivision of land within the ‘Sewer DSP Development Area’ in 
Council’s Development Servicing Plan for Water and Sewerage that is greater than 75 metres 
from an existing sewer main must be provided with a connection to Council’s reticulated 
sewerage system, except where the applicant can justify, to Council’s satisfaction, that 
connection to Council’s sewerage system is not required based on the criteria below:  


a) The proposed on-site sewerage management system(s) must be able to demonstrate that it can 
satisfy Council’s Policy POL 225 – Regulatory: Local Approvals Policy - Onsite Waste Water 
Systems.  


b) The case for on-site waste management is consistent with the type and scale of the 
development relative to its proximity to the existing reticulated sewerage system.  


c) The sequence of infrastructure provision identified under the Servicing Plan relative to the 
proposed development.  


d) The case for on-site waste management considers potential future development of nearby 
land, including type and timing of development(s).  


e) A case for on-site waste management is consistent with and accounts for future development 
on the subject land with respect to the area of the land parcels, type of development and 
sensitivity of the environment.  


f) The economic feasibility of connection to Council’s sewer compared to providing an on-site 
sewerage management system. A cost benefit analysis is to be submitted, including the total 
cost to install, run and maintain an on-site system compared to the cost of connecting to the 
sewer over a substantial period being 20 years.  


S.16 On all other land on-site effluent disposal is acceptable. It must be demonstrated that each 
lot created by the subdivision will be suitable for on-site effluent disposal in accordance with 
this Council’s Policy POL 225 – Regulatory: Local Approvals Policy - On-site Waste Water 
Systems.  
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S.17 Where connection to the sewerage reticulation is required, it must be designed to the 
standards in Council’s Engineering Code, and allow the whole of each new allotment to be 
serviced by gravity drainage.  


S.18 Sewerage systems must be designed to be easily accessible and maintained.  


S.19 A sewerage reticulation system is to be designed to allow the whole of each new allotment 
to be serviced by gravity drainage.  


S.20 The public sewer main is to be extended to each individual allotment.  


11.6 Stormwater drainage  


S.21 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 - Floodplain 
Protection and Stormwater Drainage.  


11.7 Electricity supply  


S.22 Electricity supply requirements are outlined in Chapter 2.1 - Site Analysis. 


 


Part 12 Earthworks  


S.1 Where earthworks are required, including excavation, fill, retaining walls, batters and 
geotechnical investigations (including soil, slip and spring activity), the relevant provisions in 
LEP 2012 Clause 6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment 
must be applied. 


 


Part 13 Strata and community subdivision (subdivision of buildings)  


Objectives  


O.1 To allow separate titles to be created for parts of a building.  


O.2 To provide for effective and efficient management of common or shared facilities.  
 


13.1 Suggestions for managing body corporate activities  


Suggested Solutions:  


• Create separate sites for each dwelling with their own public street frontage.  


• Limit communal land to driveways and utilities areas only.  


• Design dwellings to minimise the need for corporate building management.  


• Ensure that communal open space or shared facilities are designed to be cost effective to 
maintain and service.  


 


13.2 Building standards  


S.2 Strata subdivision of an existing building may require the building to be upgraded to comply 
with the provisions of the Building Code of Australia (BCA).  


 


13.3 Definition of public, communal and private areas  


S.3 Private open space areas are to be attached to a specific dwelling unit.  


S.4 Private open space areas are to be clearly defined. S.5 Communal spaces are to be accessible 
to all residents of the strata building.  
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13.4 Car parking spaces  


S.6 Car parking spaces must be assigned to a specific dwelling.  


S.7 Visitor car parking spaces are to be maintained as common property.  


S.8 Visitor car parking spaces are to be signposted as such.  
 


13.5 Utility service meters  


S.9 A separate water meter, or a private sub meter may be required for each strata unit/dwelling. 
S.10 For new construction, sewer connections must comply with the requirements of Clause 
162 of the Local Government (General) Regulation 2005.  


S.11 Where there is a large amount of common property, including gardens and landscaped areas, 
swimming pools and the like, separate metering is to be provided for the common area.  


S.12 A separate electricity meter is to be provided for each strata unit/dwelling.  


 


13.6 Issuing a Subdivision Certificate for strata subdivision  


S.13 Before a Subdivision Certificate on the relevant title plan is issued, either:  


a) a Construction Certificate must be issued for the proposed building and work completed 
to the point where the boundaries can be defined by survey; or,  


b) in the case of subdivision of an existing building, a Building Certificate may be required to 
ensure compliance with the relevant building standards. 


 


14 Definitions 


For definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 
 
 
 
    


  
  







 


Page 202 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 







 


Page 203 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


  







 


Page 204 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 


 


 


 







 


Page 205 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 


 


 


 


 


 


 







 


Page 206 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 







 


Page 207 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 


 







 


Page 208 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







 


Page 209 of 365 
 


Appendix 1 - Guidelines for Solar Efficient Residential Subdivision 


 


 


 


 


 


 


 


 


 


 







 


Page 210 of 365 
 


Chapter 3.2 Rural and Environmental Protection Zone Residential Subdivision 


Part 1 General provisions...............................................................................................................1  
1.1 Introduction............................................................................................................1  
1.2 Background to Rural and Environmental Protection Zonings................................1  
1.3 Objectives...............................................................................................................2  
1.4 Land to which this chapter applies.........................................................................2  
1.5 Addressing the guidelines in this chapter ..............................................................2  
1.6 Developer contributions.........................................................................................2  


 


Part 2 Lot dimensions.....................................................................................................................3  
2.1 Minimum lot size....................................................................................................3  
2.2 Minimum lot frontage to a public road..................................................................3  
2.3 Minimum lot frontage to a classified road.............................................................3  


 


Part 3 Building envelopes...............................................................................................................4  
3.1 Building envelopes for the E3 and E4 zones...........................................................4  
3.2 Building envelopes for the RU1, RU3, RU4, RU5 and E1 zones..............................4  


 


Part 4 Vehicle access......................................................................................................................4  
4.1 Access.....................................................................................................................5  
4.2 Alignment of existing public roads.........................................................................6  
4.3 Right-of-Carriageway..............................................................................................6  
4.4 Construction and dedication of a Crown Road as a Council Public Road...............6  
4.5 Undedicated roads.................................................................................................6 
4.6 Driveways...............................................................................................................6  


 


Part 5 Landscaping in the E3 and E4 zones....................................................................................7  


Part 6 Fences in the RU1, RU3, RU4, E1, E3 and E4 zones.............................................................8  


Part 7 Road naming and lot numbering .........................................................................................8  


 
Part 8 Public land............................................................................................................................8  


8.1 Access to public land ..............................................................................................8  
8.2 Development adjoining public land........................................................................9  


 


Part 9 Utility infrastructure ............................................................................................................9  
9.1 Infrastructure servicing for staged subdivision......................................................9  
9.2 Common trenching and buffers for utility infrastructure ......................................9  
9.3 Water supply ..........................................................................................................9  
9.4 Sewerage system requirements...........................................................................10  
9.5 Stormwater drainage............................................................................................11  
9.6 Electricity supply...................................................................................................11  


 


Part 10 Earthworks.........................................................................................................................11 







 


Page 211 of 365 
 


 
 


 


 


 







 


Page 212 of 365 
 


Part 1 General provisions  


1.1 Introduction  


This chapter provides information about subdividing rural and environment protection zone land in 


the Armidale Regional Council local government area. The purpose of this chapter is to provide 


guidance to developers on planning and design principles at the subdivision stage of the design 


process, and to ensure that urban subdivision design maximises site opportunities and provides site 


layouts that create a safe, functional, energy efficient and attractive places to live. This chapter is to 


be read in conjunction with all relevant chapters in Section 2 Site Analysis and General Controls. All 


relevant matters relating to the development must be addressed in the development application, the 


SEE and on-site analysis plans and site plans. The site analysis process may highlight the requirement 


for specialist reports to be undertaken.  


1.2 Background to Rural and Environmental Protection Zonings  


Armidale is situated in the valley of Dumaresq Creek and is enclosed by hills and ridges covered by 


open woodland that create an attractive visual setting for the City and its immediate area. Rural 


residential areas have developed on land surrounding Armidale, particularly since the 1980s, and 


generally comprise either residential estates within a rural setting or larger ‘hobby’ farms. The rural 


residential zones in the LEP apply to land surrounding Armidale, extending up to 8 kilometres from 


the City boundary. The planning controls for rural residential development are largely based on the 


recommendations of the Armidale Dumaresq Rural Residential Study (EDGE Land Planning, 


November 2004). Beyond Armidale lies a further series of prominent hills and ridges, including 


Mount Duval a visual landmark on the Armidale skyline. Other hills and ridges which have prominent 


scenic values when viewed from the approach roads to Armidale include Arthur’s Seat and Knobs Hill 


to the south of the City and the ridge between Donald Road and Puddledock Road to the north- east. 


The Environment Protection Zones in Council’s Local Environmental Plan (LEP) encompass elevated 


land which is both visually exposed to various vantage points and form an integral part of the skyline 


backdrop from these places. Whilst most of the land identified is clearly visible from different 


viewpoints within Armidale, hills and ridges which are visible as a skyline backdrop from the various 


approach roads to Armidale are also included to preserve the natural qualities of these elevated 


areas. The Environment Protection Zones in the LEP are based on the scenic values of the land. These 


areas are predominantly covered by native vegetation and therefore may also have biodiversity 


values requiring conservation. Some of the areas identified in the Armidale Flora and Fauna Study 


(1996) as having actual or potential habitat value as well as several of the proposed fauna corridors 


identified in the Armidale Greening Plan (2003) lie within areas that have been identified as having 


scenic values. Consequently, the provisions for the Environmental Conservation; Environmental 


Management; and Environmental Living Zones in the LEP and this Code seek to protect and enhance 


not only the scenic values but also native vegetation, fauna corridors and other wildlife habitat in 


these areas. 


1.3 Objectives 


The objectives of this chapter are:  


O.1 To effectively manage the natural, environmental and cultural resources and values of rural 


land.  


O.2 To protect and enhance the natural and built environment by ensuring that subdivision layout 


relates to site conditions.  
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O.3 To achieve visual integration and balance between natural and man-made elements.  


O.4 To facilitate restoration of indigenous plant communities on the periphery of Armidale.  


O.5 To preserve and enhance the rural character and landscape values of the rural and rural 


residential areas.  


O.6 To conserve and enhance the visual and biodiversity values of the hills and ridges around 


Armidale whilst allowing carefully managed development to occur.  


O.7 To reduce the potential for land use conflict in rural and rural residential areas.  


O.8 To provide for subdivision of land for a range of land uses, services and facilities that are 


associated with a rural village.  


O.9 To ensure that street and pedestrian networks provide for safe and efficient travel for 


vehicles, bicycles and pedestrians.  


O.10 To ensure that subdivision design provides for adequate and well-designed road, stormwater 


drainage, and utility infrastructure.  


O.11 To ensure that subdivision will not result in increased risk from bushfire or other 


environmental hazards 


1.4 Land to which this chapter applies  


This chapter applies to the following zones:  


RU1 Primary Production C1 National Parks and Nature Reserves 


RU3 Forestry C3 Environmental Management 


RU4 Primary Production Small Lots C4 Environmental Living 


RU5 Village   


 


1.5 Addressing the guidelines in this chapter 


The guidelines for subdivision are set out in this chapter. These are expressed in the form of 


objectives that need to be addressed for each development proposal. For each objective (O), 


‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. Alternative approaches 


may be proposed, provided these adequately address the relevant objectives and comply with 


legislation.  


 


1.6 Developer contributions  


Infrastructure contributions will be levied on physical and social infrastructure in accordance with 


Council’s Water Supply and Sewerage Development Servicing Plans; Sections 7.11 and 7.12  


Contributions Plans and any other adopted Contributions Plan relevant to the site. This contribution 


may be a financial contribution, dedication of land and/or provision of a material public benefit be 


made by a developer to provide for or upgrade public services or facilities for which the development 


is likely to create a demand. Contributions that apply to development in rural and rural residential 


zones are outlined in the Council’s adopted Contributions Plan and Water Supply and Sewerage 


Development Servicing Plans. 







 


Page 214 of 365 
 


Depending upon the likely demand for public services or facilities that a development proposal is 


likely to generate, Council may also require preparation of a specific Contributions Plan or enter into 


a Planning Agreement with the developer prior to determining a particular development proposal.  


Part 2 Lot dimensions  


Objectives  


O.1 To ensure that lot shape and dimensions provide for adequate separation between adjoining 


rural and rural residential activities, having regard to the expected uses.  


O.2 To ensure that all new lots are provided with adequate frontage to a public road for safe 


access and provision of utility services.  


O.3 To ensure that lot shapes and dimensions provide for practical management of rural and rural 


residential land.  


2.1 Minimum lot size  


S.1 Refer to the relevant sections in Part 4 Principal Development Standards and the relevant Lot 


Size Maps in Armidale Regional LEP 2012.  


2.2 Minimum lot frontage to a public road  


S.2 Any new lot created shall be provided with a minimum frontage to a public road in accordance 


with the following table:  


LEP Zone Minimum Public Road Frontage 


RU1 Primary Production  
RU3 Forestry  
C1 National Parks and Nature Reserves 


 
750 metres 


RU4 Primary Production Small Lots 300 metres 


C3 Environmental Management 100 metres 


C4 Environmental Living 50 metres 


RU5 Village 25 metres 


 


S.3 Corner allotments are to provide the minimum frontage in the table above to each road.  


S.4 Wedge shaped allotments shall be permitted with a lesser road frontage only at the head of a 


cul-de-sac on a no-through-road. Such lots shall have a minimum frontage of 20 metres to the 


public road.  


S.5 Strata and community title lots may achieve the minimum frontage requirements in the above 


table via their common property.  


2.3 Minimum lot frontage to a classified road  


S.6 Any new lot created in the RU1, RU3, RU4, or C1 zones having frontage to a classified road 


shall be provided with a minimum frontage of 200 metres to that road.  


S.7 No new lots will be permitted with direct access to a classified road where alternative access 


to a local road exists. Lots with frontage to such roads must also have a minimum frontage to a 


local road in accordance with the above table. 
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Part 3 Building envelopes  


Objectives  


O.1 To ensure that lots created from subdivision of land for residential purposes in the 


Environment Protection zones contain a building envelope free of major environmental and 


servicing constraints and have good solar access.  


O.2 To ensure that the subdivision layout responds effectively to site constraints and adequately 


addresses the findings of the site analysis.  


O.3 To protect existing vegetation and the scenic qualities of the locality.  


 


3.1 Building envelopes for the E3 and E4 zones  


S.1 Building envelopes within which a dwelling, garden, ancillary buildings, water tanks and the 


like could be located, shall not:  


a) not be located in areas of identified ecological significance, including existing and 


proposed wildlife corridors;  


b) have a slope not greater than 15%, unless the application is supported by a geotechnical 


investigation demonstrating that the land is suitable for the erection of a dwelling and 


associated infrastructure;  


c) not be sited so as to limit the future subdivision potential of adjoining land;  


d) be selected in the context of house sites on adjoining and nearby lots to maximise 


privacy and maintain the scenic character of the area;  


e) have setbacks from road frontages, side and rear boundaries in accordance with this 


chapter;  


f) be accessible by a driveway that:  


i) does not have a grade exceeding 15% (unless it is proposed to be constructed and 


sealed by the applicant, in which case the grade must not exceed 20%); 


 ii) avoid crossing waterways, particularly major creek crossings.  


S.2 The area of the nominated building envelope shall not exceed 2,000m2 . 


 


3.2 Building envelopes for the RU1, RU3, RU4, RU5 and C1 zones  


S.3 Building envelopes will not be required for subdivision of land in the above zones unless 


particular site constraints exist that would warrant restrictions on the location of future 


buildings.  


 


 


Part 4 Vehicle access  


Objectives  


O.1 To ensure all development has legal and properly constructed access. 
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O.2 To prevent private access arrangements over adjoining land (rights-of-carriageway) for new 


lots.  


O.3 To ensure that the standard of public roads is sufficient for traffic likely to be generated by a 


development.  


O.4 To minimise future costs to the community associated with road maintenance and 


improvement. 


O.5 To ensure that rural roads are located within public road reserves.  


O.6 To ensure property access is located with safe sight distances on public roads. 


O.7 To minimise the impacts of road construction on existing vegetation. 


 


4.1 Access  


S.1 All new lots created by a subdivision must have legal and properly constructed access. 


Depending on the circumstances, the following options are available for providing access:  


a) Public Road as defined under the Roads Act 1993;  


b) Construction and dedication of a Crown Road as a Council public road.  


S.2 Conflict with arterial and distributor roads is to be avoided. Direct access to a classified road 


will not be permitted where another practical option exists.  


S.3 Where the subdivision proposes access to a classified road, the access will require 


concurrence from the RMS, and must be located and constructed in accordance with the 


relevant road authority requirements.  


S.4 Dedication of a splay corner of minimum dimensions 5 metres x 5 metres will be required to 


improve/maintain safe sight distance at the intersection of roads associated with the 


subdivision. A greater splay dimension may be required at the intersection of major roads.  


S.5 Each new lot created by a subdivision shall have public road access to the minimum road 


standard specified in Table 1.  
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Table 1: Minimum road access standards  


All road construction shall comply with the requirements of Council’s Engineering Code, and the 


relevant Australian Standards and Austroads Guidelines. 


 


 


 


 


4.2 Alignment of existing public roads  
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S.6 Where the survey carried out for a subdivision determines that an existing road passing 


through the land is located outside the road reserves, the submitted title plan shall make 


provision for widening of the road reserve to accommodate the road and associated drainage 


and infrastructure.  


4.3 Right-of-Carriageway  


S.7 Access by right-of-carriageway is not encouraged and will only be permitted in cases where no 


other practical alternative exists.  


S.8 The right-of-carriageway shall only serve one lot or holding and must not be located on a lot 


containing an existing right-of-carriageway.  


S.9 The right-of-carriageway shall have a width of not less than 20 metres. 


4.4 Construction and dedication of a Crown Road as a Council Public Road  


S.10 Where access is proposed via a Crown Road, the road is to be constructed by the developer 


to Council’s specification and dedicated as a Council public road. S.11 The applicant is to 


provide written agreement from the responsible authority (currently NSW Crown Lands) for 


the use of the Crown Road for access.  


4.5 Undedicated roads  


Undedicated roads are roads that are not dedicated as Council or Crown Roads and include Forestry 


Roads, Rural Lands Protection Board reserves and Ministerial Roads.  


S.12 The applicant is to provide written agreement from the responsible authority for the use of 


the road for access.  


4.6 Driveways  


S.13 Provision of an adequate all weather access will generally require gravelling from the road 


shoulder to the boundary and in most cases will require the provision of a piped gutter 


crossing in accordance with Council’s Engineering Code.  


S.14 Where the land adjoins an existing sealed public road, the driveway crossover shall be sealed 


from the road shoulder to the boundary.  


S.15 The driveway shall be located so as to minimise earthworks and removal of vegetation in the 


road reserve.  


S.16 Entrances shall be limited to one per lot unless approved otherwise by Council. The 


relocation of an existing entrance may require the complete removal of the existing entrance.  


S.17 Direct driveway access to a classified road will not be permitted where another practical 


option exists.  


S.18 Any new driveway on a local road shall have safe intersection sight distance in accordance 


with Table 3.2 of the Austroads Guidelines. The minimum required sight distances are specified 


in Table 2:  
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Part 5 Landscaping in the C3 and C4 zones  


Objectives  


O.1 To facilitate restoration and protection of indigenous plant communities areas on the 


periphery of Armidale. 


O.2 To ensure that landscaping of the site is carried out in a way that acknowledges and reinforces 


the scenic and biodiversity values of the land, including enhancement of wildlife corridors.  


O.3 To provide benefits to residents by locating new landscaping for increased privacy, wind and 


sun protection, a pleasant outlook as well as attracting wildlife. S.1 A landscaping plan is to be 


provided for all subdivision of land within the E3 and/or E4 zones. S.2 The landscape plan is to 


include details of the location and scientific and common names of new plantings and any 


vegetation to be removed for roads and other subdivision works. S.3 The landscaping plan is to 


include the location, type and materials of proposed fences on the property, including those 


that may be erected to protect native vegetation identified as being of significance in the flora 


and fauna assessment.  


S.4 Landscaping is to retain or improve connectivity with habitat on adjoining properties.  


S.5 New plantings should be indigenous species, except where specific recommendations have 


been made for new plantings in the relevant flora and fauna assessment. 


Part 6 Fences in the RU1, RU3, RU4, C1, C3 and C4 zones  


Objectives  


O.1 To provide for fencing that is compatible with the rural landscape and scenic qualities of 


prominent hills and ridgelines.  


O.2 To ensure that fencing in areas of identified ecological significance is of a style that does not 


inhibit the movement of native wildlife.  


O.3 To ensure that livestock are prevented from gaining access to roads and public reserves.  


S.1 Fencing shall be open form (wire, post and rail or similar). Post and rail fences are to remain 


natural timber or are to be painted or stained with colours which blend with the surrounding 


landform or vegetation.  
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S.2 Fencing along property boundaries is not to be metal panel fencing (of any height). S.3 A stock 


proof fence is to be provided to all road frontages and public open space areas.  


S.4 For staged subdivisions, the above standards are to be implemented for each stage of the 


development. 


 S.5 Stock proof fencing may also be required to protect any areas of significant vegetation 


(particularly in zones C3 and C4).  


S.6 Where land is identified to be habitat for native fauna (eg koalas), fencing is to be of a style 


that does not inhibit movement within the site or the areas of habitat on adjoining properties.  


 


Part 7 Road naming and lot numbering  


O.1 To identify roads and individual premises to the public, the relevant authorities, and to 


emergency and essential services.  


S.1 Where there is no existing road name, the application should provide a written proposal 


together with a plan indicating the location of the place to be named. This should include the 


names of new road(s).  


S.2 Where more than one street exists within a subdivision, consideration should be given to a 


street naming ‘theme’ to help create a distinct identity for the area.  


S.3 Street names are to be selected from a list in ‘POL 071 Policy for Local Place Naming’.  


S.4 New street name signs are to be paid for by the developer. S.5 All occupied properties shall be 


individually numbered. S.6 Numbers shall be displayed adjacent to the entrance driveways. 


Note: Council is responsible for the allocation of address numbering of lots. Address numbers 


are allocated at subdivision stage when the location of driveway entrances is determined. At 


the subdivision stage, property numbering shall be displayed on the street frontage.  


Part 8 Public land  


For the purpose of this clause, public land may include areas of public open space, riparian reserves, 


pedestrian access corridors or the like, but does not include formed public roads.  


8.1 Access to public land  


Direct vehicular access shall not be permitted from any significant development or newly created 


allotments on to areas of public land. Any significant development that has a common boundary with 


public land shall include a ‘restriction to user’ over the subject land prohibiting vehicular access to 


the public land.  


8.2 Development adjoining public land  


Proposed developments adjoining or adjacent to areas of public land shall seek to minimise the 


number of lots/dwellings backing on to the public land. Significant development proposals that 


adjoin, or create new allotments that adjoin areas of public land, shall include details of the 


proposed treatment of the common boundary (e.g. open wire fence 1200mm high, landscaping) to 


establish a clear relationship between the public land and the adjoining land use.  
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Part 9 Utility infrastructure  


Objectives  


O.1 To ensure that all development has an adequate water supply to meet domestic and 


commercial use and fire fighting purposes.  


O.2 To ensure that satisfactory provision is made for the safe and nuisance free disposal of 


effluent.  


O.3 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 


provided with services in accordance with that Plan.  


O.4 To ensure that an adequate electricity supply is available for the intended use.  


O.5 To ensure the design and construction of infrastructure services are provided to the standards 


outlined in the Council’s Engineering Code; the relevant servicing authorities; and other 


relevant management plans and policies.  


O.6 To ensure that the design and provision of utility services are cost effective and create 


minimal environmental impact over their life cycle.  


O.7 To ensure that the location of services/future services minimise the use of land, are accessible 


for future repair work, and are positioned to protect future occupants’ health.  


9.1 Infrastructure servicing for staged subdivision  


S.1 Where development is staged, Council must authorise that each stage is fully serviced before 


any new area is released.  


9.2 Common trenching and buffers for utility infrastructure  


S.2 Compatible public utility services should be located in common trenching in order to minimise 


the costs and the land required for underground services.  


S.3 Adequate buffers are to be maintained between utilities trenching and existing buildings to 


protect occupants’ amenity and health.  


S.4 The lot size and shape design must allow for the location of services/future services in a 


position that minimises use of land, is accessible for future maintenance, and is positioned to 


protect the health of future occupants.  


9.3 Water supply Servicing Authority: Armidale Regional Council  


S.5 Each allotment created by subdivision of land within the ‘Water DSP Development Area’ in 


Council’s Development Servicing Plan for Water and Sewerage must be provided with a 


connection to Council’s reticulated water supply if the land is located within 225 metres of an 


existing water main.  


S.6 Each allotment created by subdivision of land within the ‘Water DSP Development Area’ in 


Council’s Development Servicing Plan for Water and Sewerage that is greater than 225 metres 


from an existing water main must be provided with a connection to Council’s reticulated water 


supply, except where the applicant can justify, to Council’s satisfaction, that a reticulated supply 


is not required based on the criteria below:  
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a) the type and scale of the development relative to its proximity to the existing reticulated 


water supply system.  


b) the sequence of infrastructure provision identified under the development servicing plan 


for water and sewerage relative to the proposed development.  


c) potential future development of nearby land, including type and timing of development(s).  


d) the ability of on-site water supply to provide for domestic/commercial demands and a 


reliable fire fighting reserve.  


e) the economic feasibility of connection to a reticulated water supply compared to providing 


on-site water storage. a cost benefit analysis is to be submitted, including the total cost 


to install, run and maintain an on-site water supply system compared to the cost of 


providing reticulated water supply over a substantial period being 20 years.  


S.7 Where a reticulated water supply service is required, the service must be designed to the 


standards specified in Council’s Engineering Code.  


S.8 Water systems must be designed to be easily accessible and maintained.  


S.9 All connections must meet the minimum standards for both domestic supply and fire fighting 


purposes.  


9.4 Sewerage system requirements  


Servicing Authority: Armidale Regional Council  


S.10 Each allotment created by subdivision of land within the ‘Sewer DSP Development Area’ in 


Council’s Development Servicing Plan for Water and Sewerage must be provided with a 


connection to Council’s reticulated sewerage system if the land is located within 75 metres of 


an existing sewer main.  


S.11 Each allotment created by subdivision of land within the ‘Sewer DSP Development Area’ in 


Council’s Development Servicing Plan for Water and Sewerage that is greater than 75 metres 


from an existing sewer main must be provided with a connection to Council’s reticulated 


sewerage system, except where the applicant can justify, to Council’s satisfaction, that 


connection to Council’s sewerage system is not required based on the criteria below:  


a) The proposed on-site sewerage management system(s) must be able to demonstrate 


that it can satisfy Council’s Policy POL 225 – Regulatory: Local Approvals Policy - Onsite 


Waste Water Systems.  


b) The case for on-site waste management is consistent with the type and scale of the 


development relative to its proximity to the existing reticulated sewerage system.  


c) The sequence of infrastructure provision identified under the Servicing Plan relative to 


the proposed development.  


d) The case for on-site waste management considers potential future development of 


nearby land, including type and timing of development(s).  


e) A case for on-site waste management is consistent with and accounts for future 


development on the subject land with respect to the area of the land parcels, type of 


development and sensitivity of the environment.  
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f) The economic feasibility of connection to Council’s sewer compared to providing an on-


site sewerage management system. A cost benefit analysis is to be submitted, including 


the total cost to install, run and maintain an on-site system compared to the cost of 


connecting to the sewer over a substantial period being 20 years.  


S.12 On all other land on-site effluent disposal is acceptable. It must be demonstrated that each 


lot created by the subdivision will be suitable for on-site effluent disposal in accordance with 


this Council’s Policy POL 225 – Regulatory: Local Approvals Policy - On-site Waste Water 


Systems.  


S.13 Where connection to the sewerage reticulation is required, it is to be designed to the 


standards in Council’s Engineering Code, and allow for the whole of each new allotment to be 


serviced by gravity drainage.  


S.14 Sewerage systems must be designed to be easily accessible and maintained.  


S.15 The public sewer main is to be extended to each individual allotment. 


9.5 Stormwater drainage  


S.16 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 


Protection and Stormwater Drainage.  


9.6 Electricity supply  


S.17 Electricity supply requirements are outlined in Chapter 2.1 Site Analysis.  


Part 10 Earthworks  


S.1 Where earthworks, including excavation, fill, retaining walls, batters and geotechnical 


investigations (including soil, slip and spring activity) are required, the relevant provisions in 


LEP 2012 Clause 6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment 


must be applied. 
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Part 1 General provisions  


1.1 Introduction  


This chapter outlines the development controls for single dwellings, dual occupancy dwellings, 
secondary housing, and alterations and additions to these types of dwellings in the urban residential 
zones in the Armidale Regional Council local government area.  


The purpose of this chapter is to guide design and to promote innovative housing solutions that will 
provide a range of housing types and lot densities to meet a range of housing needs. In addition, this 
chapter includes development standards and controls that encourage housing design to improve 
solar access to buildings and energy efficiency over the long term. This is particularly relevant in 
designing dwellings to accommodate Armidale’s cold climate.  
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This chapter is to be read in conjunction with all relevant chapters in Section 2 Site Analysis and 
General Controls. All relevant matters relating to the development must be addressed in the 
development application, the SEE and on-site analysis plans and site plans. The site analysis process 
may highlight the requirement for specialist reports to be undertaken.  
 
1.2 Objectives  


O.1 To encourage thoughtful internal and external building design that addresses Armidale’s 
climate and provides a functional and cost-effective living environment.  


O.2 To provide for a range housing styles and sizes that fit visually within the streetscape in 
relation to building alignments and proportions.  


O.3 To ensure that all development maximises the use of the site by using layouts that address 
site opportunities and constraints.  


O.4 To ensure buildings are positioned to provide maximum sunlight access and privacy to 
habitable rooms of dwellings and private open spaces, both within the lot and on adjacent 
developments.  


O.5 To provide controls that minimise the impact of development on adjoining neighbours and 
the streetscape.  


 
1.1 Land to which this chapter applies  
 
This chapter applies to land in the following zones:  
 


R1 General Residential 


R2 Low Density Residential 


R5 Large Lot Residential 


MU1 Mixed Use 


 
 


1.2 Types of development to which this chapter applies  


This chapter applies to the following types of development:  


• The erection of a new single or two storey dwelling.  


• Alterations or additions to an existing single storey or two storey dwelling or the addition of 
a second storey to an existing single storey dwelling.  


• The erection of a dual occupancy (attached or detached).  


• The erection of a basement, either as part of a new dwelling house or as an addition or 
alteration to an existing dwelling house.  


• The erection of a roof terrace on the topmost roof of an existing or a new dwelling house; or, 
on an existing or a new outbuilding that is detached from a dwelling house.  


• The erection of new ancillary development, or alterations or additions to existing ancillary 
development, is development specified in this chapter if the development is ancillary to a 
dwelling house. Please see the definitions for ancillary development at the end of this chapter.  


• The erection of new detached outbuildings, or alterations or additions to existing detached 
outbuildings.  


• The use of a dwelling as an Exhibition Home.  
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1.3 Addressing the guidelines in this chapter  
The guidelines for single dwellings and dual occupancies are set out in this chapter. These are 
expressed in the form of objectives that need to be addressed for each development proposal. For 
each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  
 
1.4 Developer contributions  
Infrastructure contributions will be levied on physical and social infrastructure in accordance with 
Council’s Water Supply and Sewerage Development Servicing Plans; Sections 7.11 and 7.12 
Contributions Plans and any other adopted Contributions Plan relevant to the site. This contribution 
may be a financial contribution, dedication of land and/or provision of a material public benefit be 
made by a developer to provide for or upgrade public services or facilities for which the development 
is likely to create a demand. Contributions that apply to development in rural and rural residential 
zones are outlined in the Council’s adopted Contributions Plan and Water Supply and Sewerage 
Development Servicing Plans. Depending upon the likely demand for public services or facilities that 
a development proposal is likely to generate, Council may also require preparation of a specific 
Contributions Plan or enter into a Planning Agreement with the developer prior to determining a 
particular development proposal.  
 
Part 2 Site requirements, lot size and floor area controls  
 
Objectives  
 


O.1 To provide sufficient area on the site to allow for a generous rear garden, a landscaped front 
garden, and space between neighbours.  


 
O.2 To minimise hard surface areas to allow for greater absorption of stormwater; and reduce 


impact on stormwater systems.  
 
2.1 Lot size requirements for dwellings and dual occupancies  
 


S.1 There is no minimum lot size for the erection of a dwelling or a dual occupancy (attached or 
detached) in the zones specified in this chapter.  


 
2.2 Floor area for dwellings  
 


S.2 There are no maximum floor area requirements for a dwelling house or dual occupancy; 
however, the minimum landscaping and private open space requirements outlined in this 
chapter must be met. 


 
2.3 Maximum floor area for outbuildings in the R1 and R2 zones  


 
S.3 The floor area of an outbuilding on a lot in the R1 and R2 zones must not be more than the 


following:  
 
a) 40m2, if the lot has an area of less than 500m2;  
 
b) 50m2, if the lot has an area of at least 300m2 but less than 600m2;  
 
c) 65m2, if the lot has an area of at least 600m2 but less than 900m2;  
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d) 100m2, if the lot has an area of at least 900m2. 
 
2.4 Maximum floor area for outbuildings in the R5 zone  


 
S.4 The floor area of an outbuilding on a lot in the R5 zone must not be more than the following:  


 
a) 500m2, if the only purpose of the outbuilding is for agricultural use only; or  
 
b) 100m2, in any other case.  


 
Part 3 Lot and building design and external appearance  
 
Objectives  


 
O.1 To ensure buildings blend, rather than interrupt or contrast, with the existing and planned-for 


scenic values of the locality.  
 
O.2 To ensure design and siting of buildings provides adequate privacy and minimises 


overshadowing and overlooking for residents and other dwellings in the locality.  
 
O.3 To maximise solar access and passive heating and cooling principles to buildings and private 


open space.  
 
O.4 To encourage design that responds to the topographical features of the site.  
 
S.1 The design of the building and slope of the roof are to reflect the topography of the site (eg. 


split level houses can be an appropriate design on sloping sites) to minimise the need for cut 
and fill associated with dwellings, landscape and driveway construction.  


 
S.2 Buildings should be orientated for optimum sunlight to living rooms, ideally with living rooms 


to the north (living rooms include lounge, family, kitchen and dining rooms).  
 
S.3 Main living areas should open directly onto the private open space via large door openings, to 


allow adequate sunlight, natural light and ventilation into the house.  
 
S.4 Buildings should be designed to create cross ventilation, with well-considered placement of 


windows to draw breezes through the house.  
 
S.5 Natural colours that blend with the colours of surrounding streetscape and vegetation and are 


non-reflective shall be used for external building materials and other structures.  
 
Part 4 Building height, bulk and scale  
 
Objectives  
 


O.1 To ensure that the height, bulk and scale of new buildings and outbuildings are not a 
dominant in the streetscape and that outbuildings are in proportion to the dwelling.  


 
O.2 To ensure the building design and materials contribute to the quality of the overall 


streetscape.  
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O.3 To maximise solar access and cross ventilation to buildings, and prevent overshadowing.  
 
O.4 To reduce overlooking of open space areas. 


 
4.1 Design of building height, bulk, scale and visual elements (including form, roofs and feature 
elements)  
 


S.1 The front facade of the dwelling should be articulated so that the height, bulk and scale are 
appropriate to the prevailing scale of the street and the surrounding buildings.  


 
S.2 The character of the street must not be must not be detrimentally affected by buildings of a 


disproportionate size, bulk and scale, particularly in relation to adjacent dwellings. 
  
S.3 The bulk and height of the building must be of an appropriate scale that suits the scale of the 


street and the surrounding buildings.  
 
S.4 The height, bulk and scale of ancillary buildings or outbuildings must be proportional to the 


size of the dwelling.  
 
S.5 Outbuildings are to be positioned so as not to be visible from the street or, if visible, not be 


more dominant than the dwelling.  
 
S.6 In precincts undergoing a transition, proposed bulk and height must achieve the scale 


identified for the desired future character of the area.  
 
S.7 The design achieves an appropriate built form for a site and the building’s purpose, in terms of 


building alignments, proportions and building type.  
 
S.8 Appropriate built form defines the public domain, contributes to the character of streetscapes 


and parks, including their views and vistas, and provides internal amenity and outlook.  
 
4.2 Extension of building elements above the gutter line  
 
S.9 A building element on a dwelling (other than a pitched roof to an entry feature or portico that 


has the same pitch as the roof on the dwelling) must not extend above the gutter line of the 
eaves of a single or double storey house.  


 
4.3 Maximum height of dwellings and outbuildings  
 
4.3.1 Relativity of height of building to ridgeline  


 
S.10 The highest point of a dwelling house, the alterations and additions to an existing dwelling 


house and any outbuilding must be at least 5m below the highest ridgeline of any hill within 
100m of the dwelling or alteration or outbuilding. 


 4.3.2 Building heights in the MU1 zone  


S.11 The height of a building in the MU1  Mixed Use zone is determined by the Height of Buildings 
Map of the Armidale Regional LEP 2012.  
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4.3.3 Building heights in the R1 and R2 zones  
S.12 The height of a dwelling house, or the alterations and additions to an existing dwelling house 


in the R1 and R2 zones must not measure more than 8.5m from existing ground level to the 
highest point on the building roof.  


 
S.13 The height of an outbuilding or the alterations and additions to an existing outbuilding on a 


lot must not measure more than 4.8m from existing ground level to the highest point on the 
building roof.  


 


4.3.4 Building heights in the R5 zone  


S.14 The height of a dwelling house, or the alterations and additions to an existing dwelling house 
in the R5 – Large Lot Residential zone that has an area of less than 4000m2 must not measure 
more than 8.5m from existing ground level to the highest point on the building roof.  


S.15 The height of a dwelling house, or the alterations and additions to an existing dwelling house 
in the R5 – Large Lot Residential zone that has an area of at least 4000m2 must not measure 
more than 8.5m. from existing ground level to the highest point on the building roof.  


S.16 The height of an outbuilding or the alterations and additions to an existing outbuilding on a 
lot must not measure more than 4.5m. from existing ground level to the highest point on the 
building roof.  


 
Note: Existing ground level is measured vertically from the ground to the highest point on the 
roof line.   


 


 
        (Source: NSW Government, 2024) 


4.4 Building on a boundary and height of a boundary wall 


 S.17 The location of a building on a boundary may be considered by Council where the 
circumstances of the case warrant this design approach. A building setback of up to 150mm 
from a boundary is considered to be ‘building on a boundary’.  


S.18 Building on a boundary is not permitted within a Heritage Conservation Area or where this 
approach would be inconsistent with other relevant controls or guidelines.  


S.19 The maximum height of a wall built on a boundary must not exceed an average of 3m in 
height with no part higher than 3.6m unless:  


a) abutting a higher existing or simultaneously constructed wall; or  


b) where it can be demonstrated that the bulk height and scale of the wall will not impact 
on the amenity, solar access and private open space of the adjoining dwelling.  


Note: Building on a boundary requires consent from the owner of the adjoining land.  
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Part 5 Building setbacks  
 
Objectives  
 


O.1 To ensure buildings are positioned to provide maximum sunlight access and privacy to 
habitable rooms of dwellings and private open spaces, both within the lot and on adjacent 
developments.  


 
O.2 To ensure that setbacks define the boundary between private and public space, and 


contribute to the character of the immediate streetscape.  
 
O.3 To ensure buildings incorporate fire protection measures where setback requirements are 


reduced.  
 
O.4 To provide setbacks that ensure the design of the dwelling façade is dominant, with the 


garage or carport a recessive element on the street elevation.  
 
O.5 Where the dwelling is proximal to a classified road, to limit the impact of road noise on 


habitable rooms.  
 
O.6 To reduce risks from potential fires in adjacent unmanaged vegetation.  


 
5.1 Setbacks for garages and carports in all zones  
 


S.1 A garage or carport is to be set back at least 1m behind the front façade of the dwelling.  
 
5.2 Setbacks in the R1 and R2 zones  
 
5.2.1 Front facade setbacks in the R1 and R2 zones  
 


S.2 In the R1 zone, the front façade setback of the dwelling is to be a minimum of 4.5m, or  
 
S.3 Where an adjoining front façade setback is less than 4.5m, the setback may be equal to or 


greater than that of an adjoining development.  
 
S.4 In the R2 zone, the front façade setback of the dwelling is to be a minimum of 9m, or  
 
S.5 Where an adjoining front façade setback is less than 9m, the setback may be equal to or 


greater than that of an adjoining development.  
 
5.2.2 Corner lot site setbacks in the R1 and R2 zones 
 


S.6 On the secondary street frontage, the setback is to be at least 4m from the side boundary.  


S.7 Where an adjoining building setback is less than 4m, the setback is equal to or greater than 
that of the adjoining development.  
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5.2.3 Side and rear setbacks in the R1 and R2 zones  
 


S.8 Any side or rear wall of a dwelling house, or any carport, garage, balcony, deck, patio, pergola, 
terrace or verandah that is attached to the dwelling house is to be setback a minimum of 0.9m 
from the boundary; or  


S.9 Where side or rear setbacks are proposed to be less than 0.9m from the boundary, the 
relevant fire protection requirements of the BCA must be satisfied.  


 
5.3 Setbacks in the R5 zone  
 
5.3.1 Front facade setbacks for dwellings in the R5 zone  
 


S.10 In the R5 zone, the front façade setback of any new building is to be a minimum of 20 metres 
from any public road.  


 
S.11 A front façade setback greater than 20m may be required for land adjoining a classified road, 


if the noise assessment determines that this is necessary (See Chapter 2.1 Site Analysis and 
Land Constraints).  


 
S.12 If any new dwelling is proposed to be constructed less than 50 metres from the boundary of 


an unsealed public road, the road shall be upgraded to a bitumen sealed road for a minimum 
distance of 100 metres.  


 
5.3.2 Side setbacks for dwellings in the R5 zone  
 


S.13 Where the lot has an area of less than 4000m2, any side or rear wall of a dwelling house, or 
any carport, garage, balcony, deck, patio, pergola, terrace or verandah that is attached to the 
dwelling house is to be setback a minimum of 2.5m. from the side boundary.  


 
S.14 A dwelling house and all ancillary development must have a setback from a boundary with a 


secondary road that is not a classified road of at least the following:  
 
a) if the lot has an area of less than 4000m2 - 5m,  
 
b) if the lot has an area of at least 4000m2 - 10m.  


 
S.15 A dwelling house and all ancillary development on a lot that has an area of less than 4000m2 


must have a setback from a boundary with a parallel road that is not a classified road of at 
least 10m.  


 
S.16 Where the lot has an area of at least than 4000m2, any side or rear wall of a dwelling house, 


or any carport, garage, balcony, deck, patio, pergola, terrace or verandah that is attached to 
the dwelling house is to be setback a minimum of 10m. from the side boundary.  


 
5.3.3 Rear setbacks for dwellings in the R5 zone  
 


S.17 In the R5 zone, any dwelling house, or any carport, garage, balcony, deck, patio, pergola, 
terrace or verandah that is attached to the dwelling house is to be setback a minimum of 15m. 
from the rear boundary.  
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5.3.4 Setbacks of outbuildings from side and rear boundaries in the R5 zone  
 
An outbuilding, or alterations and additions to an existing outbuilding, must have a setback from a 
side or rear boundary of at least:  


 
a) 10m, if the only purpose of the outbuilding is for agricultural use only; or  
 
b) 5m, in any other case.  


 
5.4 Allowable encroachments into setbacks  


 
S.18 Verandahs, porches and pergolas may encroach into the front setback to a depth of 2.4m.  
 
S.19 Terraces, landings, steps or ramps not more than 1m in height may project into the setback 


area.  
 
S.20 Eaves, fascias, gutters, downpipes, masonry chimneys, flues, pipes, domestic fuel tanks, 


cooling or heating appliances or other services may project into the setback area provided that 
the distance to the boundary is greater than 0.5m. Such items may be located less than 0.5m. 
from the boundary if relevant fire protection requirements of the BCA are satisfied.  


 
S.21 Light fittings, electricity or gas meters, aerials or antennae, pergolas, screens or sun blinds 


may project into the setback area.  
 
5.5 Setbacks from public reserves  
 
S.22 A new dwelling house or outbuilding must have a setback of at least 3m from a boundary with a 


public reserve.  
 
5.6 Setbacks from unmanaged vegetation  
 


S.23 Where land is not identified as bushfire prone, but is adjacent to unmanaged vegetation, a 
10m. asset protection zone is to be maintained in accordance with the requirements of the 
Standards for Bushfire Protection 2006  


 
S.24 Where an asset protection zone is required and cannot be provided between the proposed 


development and any unmanaged vegetation, additional fire protection measures shall be 
required, and may include:  


 
a) Installation of a 1.8 metre high fence made of non-combustible materials between the 


development and any unmanaged vegetation. The bottom of the fence is to be in direct 
contact with the finished ground level or plinth;  


 
S.25 Flooring systems (including frame, supporting posts, columns, stumps, piers and poles), 


windows, external doors, vents, weepholes, eaves, verandahs and decks being constructed in 
accordance with the requirements for Level 1 construction in the current Australian Standards 
(AS 3959 Construction of buildings in bushfire-prone areas).  


 
S.26 All developments on land that is designated as bush fire prone must meet the requirements 


of Planning for Bush Fire Protection 2006 and AS3959 Construction of buildings in bushfire 
prone areas.  
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Part 6 Articulation zones  
Objectives  


O.1 To ensure that building elements in the articulation zone define the boundary between 
private and public space, and contribute to the character of the dwelling and the immediate 
streetscape.  


 
6.1 What is an articulation zone?  
An articulation zone is an area within a lot where building elements may be located. The articulation 
zone is located is measured horizontally forward from the foremost edge of the front façade of the 
building.  
 
6.2 Building elements within the articulation zone  


S.1 The following building elements are permitted in the articulation zone:  
a) an entry feature or portico;  
b) a balcony, deck, patio, pergola, terrace or verandah;  
c) a window box;  
d) a bay window or similar feature;  
e) an awning or other feature over a window, f) a sun shading feature.  


 
S.2 The maximum area of all building elements within the articulation zone, other than a building 


element listed in S.1 (e) or (f) above, must not be more than 30 per cent of the area of the 
articulation zone.  


 
6.3 Verandahs and open porches within the articulation zone  
 


S.3 Elements such as entry features, a balcony, deck, patio, pergola, terrace or verandah may 
extend beyond the front façade by a maximum of 2.4m.  


 
6.4 Window features, awnings and shade features within the articulation zone  


 
S.4 Feature elements such a window box; a bay window or similar feature; an awning or other 


feature over a window, or a sun shading feature may extend beyond the front façade by a 
maximum of 1.5m. 


 
6.5 Extension of building elements above the gutter line  
 


S.5 A building element on a dwelling (other than a pitched roof to an entry feature or portico that 
has the same pitch as the roof on the dwelling) must not extend above the gutter line of that 
section of the building.  


 
 
 
Part 7 Dwelling entry, privacy and surveillance  
 
Objectives  
 


O.1 To ensure the entry to a dwelling is clearly identifiable.  
 
O.2 To provide privacy and security for residents, and passive surveillance from dwellings over 


adjacent streets and public spaces.  
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O.3 To prevent external lighting from being a nuisance to surrounding properties.  
 
O.4 To design for accessibility for people with disabilities where possible.  


 
7.1 Dwelling entry  
 


S.1 Entries to dwellings should be clearly visible from the street where the lot has street frontage, 
or from the internal driveway on a battleaxe lot so that visitors can easily identify the dwelling 
entrance.  


 
S.2 House numbering is to be provided in a visible place on or near the entrance for the 


convenience of visitors, emergency services and postal services.  
 
S.3 Entries are, or can be easily be adapted to be accessible at ground-floor level to people with 


disabilities.  
S.4 Adequate entrance lighting is to be provided and positioned so as not to radiate into 


neighbouring properties.  
 
7.2 Mail boxes  
 


S.5 One mail box per dwelling is required.  
 
S.6 Mail boxes are to be accessible and located at the front of the property, as close to the 


footpath as possible.  
 
S.7 Mailboxes must be constructed from durable materials and be designed to blend in with the 


predominant style of the front fencing and the dwelling.  
 
S.8 Mail boxes should be large enough to cater for A4 size envelopes, newspapers and other 


general mail.  
7.3 Security and surveillance  
 


S.9 The design of the dwelling shall provide for at least one habitable room overlooking the street 
so that general surveillance of the site and approaches to entries is possible from inside 
dwellings.  


 
S.10 A window or peephole in the main door should allow visitors to be seen from inside the 


dwelling without requiring the resident to open a door.  
 
 
 
 
7.4 Privacy  
 


S.11 Outlook from windows, balconies, stairs, landings, terraces, and decks or other private areas 
within a development should be screened or obscured where a direct view is available into the 
private open space of an adjoining dwelling.  
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S.12 Where screening is used, the view of the area overlooked must be obscured within 9m. and 
beyond a 45o angle from the plane of the wall containing the opening, measured from a height 
of 1.6m. above floor level.  


 
S.13 No screening is required if windows are to:  


 
a) bathrooms, toilets, laundries, storage rooms or other non-habitable rooms and have 


translucent glazing or sill heights of at least 1.5m.; or  
 
b) habitable rooms and have sill heights 1.5m. or greater above floor level or translucent 


glazing to any window less than 1.5m. above floor level; or  
 
c) habitable rooms facing a property boundary where there is a visual barrier at least 1.5m. 


high and the floor level of the room is less than 0.6m above the level of the ground at 
the boundary.  


S.14 A balcony, deck, patio, pergola, terrace or verandah (or any alterations to such) that 
overlooks a private open space area (except its own private space area) must have a privacy 
screen if:  


 
d) it has a setback of less than 3m. from a side or rear boundary; and  
 
e) it has a floor area more than 3m2; and  
 
f) has a floor level more than 1 metre above ground level (existing).  


 
Part 8 Private open space and landscaping  
 
Objectives  


 
O.1 To create a street and landscape character by constructing well defined front gardens, street 


trees and the visibility of backyard trees beyond the dwelling.  
 
O.2 To ensure that private open space is designed and located to receive maximum sunlight and 


integrates with the living area(s) of a dwelling.  
 
O.3 To ensure the principal private open space areas are not overlooked by neighbouring 


properties.  
 
O.4 To provide adequate outdoor private open space for recreational, service and storage needs.  
 
O.5 For dual occupancies, to ensure that any communal areas are of benefit to all residents, and 


can be effectively maintained.  
 
 
 
8.1 Private open space areas  
 


S.1 Each dwelling on a lot is to be provided with a principal private open space area that is:  


a) a minimum of 60m2;  


b) is at least 6m wide;  
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c) is not steeper than 1:50 gradient; and  


d) is directly accessible from, and adjacent to, one or more habitable rooms (other than a 
bedroom).  


 
S.2 A two storey dwelling must provide its principal private open space area at ground level.  
 
S.3 Private open space areas should be designed to have amenity, slope and dimensions that will 


make them functional and will be suited to likely residents.  
 
S.4 Any communal open space (dual occupancies) is to be appropriate for use by residents, cost 


effective to manage, and designed to ensure the safety and security of residents.  
 
S.5 Outdoor spaces should be generously designed, rather than them being ‘left over’ spaces 


around the dwelling.  
 
S.6 Service spaces for rubbish and storage are to be screened or positioned to the side or rear of 


the building.  
 
8.2 Sunlight to private open space  
 


S.7 Buildings should be designed and positions so that they do not significantly overshadow main 
private open space areas, including main private open space areas on neighbouring properties.  


S.8 At least half of the principle private open space should receive 3 hours or more of sunlight 
between 10am and 2pm on June 21 (winter solstice);  


 
S.9 Overshadowing to the private open space on an adjoining property between the hours of 


9.00am and 3.00pm on 21 June is to be no more than that caused by a 1.8 metre boundary 
fence or other existing obstructions (including trees).  


 
8.3 Landscaping forward of the building line  
 


S.10 If the lot has a width, measured at the building line, of at least 18m, at least 50% of the area 
forward of the building line to the primary road must be landscaped.  


 
S.11 If the lot has a width, measured at the building line, of less than 18m, at least 25% of the 


area forward of the building line to the primary road must be landscaped.  
 
S.12 Where the lot does not front a primary road (ie. a battleaxe lot), the area forward of the 


front façade of the dwelling must be landscaped as outlined above.  
 
Part 9 Fences and retaining walls  
 


O.1 To provide front fencing that compliments the dwelling design and is attractive in the 
streetscape.  
 


O.2 To regulate the height of a front fence to encourage the use of the front garden, and increase 
surveillance and activation of the street.  


 
9.1 Front fences in the R1, R2 and MU1 zones  
 


S.1 A front fence and any associated retaining wall must be located within the front setback area.  
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S.2 Front fences may be:  


 
a) be up to 1.2m above existing ground level, or 1.5m high if more than 50% transparent;  
 
b) be of open appearance;  
 
c) any brick or other solid portion of the fence above 600mm should not be more than 


300mm wide and the remaining fence must be of open design.  
 


S.3 Consideration of articulation of the fence, including insertions of plantings in the articulated 
space should be considered as a design alternative, especially on wide frontages.  


 
S.4 Facilities in the frontage area such as gates, letter boxes, and garbage bin enclosures are to be 


compatible in design with the front fence, and the overall character and design of the 
development.  


 
S.5 Front fencing, should be designed to look like part of the street, rather than an extension of 


the dwelling. 
 


    
 
 
9.2 Fences in the R5 zone  


 
S.6 A stock proof fence must be constructed on all public road frontages and public open space 


areas in the R5 zone.  
 
S.7 To maintain the landscape values and rural residential character of the locality, such fencing is 


not to be metal panel fencing (of any height).  
 
9.3 Fences on Heritage Items and/or in Heritage Conservation Areas  
 


S.8 In a Heritage Conservation Area, or on a Heritage Item, front fences must be designed and 
located in accordance with the provisions in Chapter 2.3 European Heritage.  


 
S.9 These provisions provide information on the materials, height, styles and streetscape 


considerations for heritage fence design and construction.  
 
9.4 Fencing on corner lots  
 


S.10 On corner lots the front fence style and height should continue around the corner to the 
secondary street to a point level with the front facade of the dwelling.  
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S.11 Fencing shall not be of a height that compromises sight distances, vehicle or pedestrian 


safety.  
 
S.12 Side fences on a corner lot are to be tapered from the height of the front boundary fence to 


a maximum height of 1.8m at the point level with the front facade of the dwelling.  
 
9.5 Stepped front fencing on sloping sites  


S.13 The fence, or the fence and associated retaining wall, on a sloping site may be stepped.  


S.14 The height of each step must not be more than:  
 
a) 1.5m above ground level (existing) if it is located within a setback area from a primary 


road, or 
 
b) 2.2m above existing ground level in any other case.  


9.6 Construction and materials  


S.15 Solid panel fencing (e.g. Colorbond®) and metal mesh fencing is not permitted for front 
fences.  


S.16 Barbed wire, jagged edging of sharp materials, and electric fencing is not permitted.  


S.17 Metal used in the construction of a fence must be low reflective and factory pre-coloured.  


S.18 Fencing materials shall compliment the dwelling and streetscape/landscape. 


S.19 If the land is bush fire prone, the fence and any retaining wall must be constructed from non-
combustible materials.  


 
9.7 Surface water flow  


 
S.20 A fence or retaining wall must not be constructed so that it redirects the overland flow of 


surface water onto any adjoining property.  
 


Part 10 Car parking  
 
Objectives  


 
O.1 To provide adequate and convenient parking for residents.  
 
O.2 To ensure a change of use of a garage or carport to a habitable room meets the BCA 


requirements.  
 
 
 
 
10.1 Car parking spaces per dwelling 
 


S.1 Each dwelling on the lot is to be provided with a minimum of one covered car space (garage or 
fixed carport).  
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S.2 At least one covered car parking space per dwelling must be retained or provided in an 
alternative location where alterations and/or additions are proposed that remove the use of 
an existing car parking space/garage/carport for that purpose.  


 
S.3 Detached garages and carport parking spaces should be positioned to provide convenient 


access to the dwelling.  
 
Note: Compliance with the Building Code of Australia is required where alterations and/or 


additions to an existing garage or carport create a habitable room(s) within a dwelling.  
 
10.2 Car parking space size and design  
 


 
 
10.3 Projection of buildings into car spaces  
 


S.6 An adjoining building may project into the space if the projection is at least 2.1m above the 
car space. 


 
Part 11 Garages and carports  
 
Objectives  
 


O.1 To ensure the design of the dwelling façade is dominant, with the garage or carport a 
recessive element on the street elevation.  


 
O.2 To ensure that the position of the garage or carport on a lot allow the maximum solar access 


possible to the private open space and internal living areas of the dwelling.  
 
11.1 Garage positioning to maximise solar access to dwelling  
 


S.1 Where site conditions allow, garages should be located on the southern side of east-west 
facing lots, and the western side of north-south facing lots.  


 
 
 
11.2 Garage setbacks from the front façade of the building  
 


S.2 Garages must be set back at least 1m from the front façade of the dwelling.  
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S.3 Where there are reduced setbacks, garages must be set back at least 5.5m. from the front 
boundary.  


 
11.3 Permitted number of garages for a single dwelling  
 


S.4 Single garages are permitted.  
 
S.5 Single fronted tandem garages (with one space behind the other) are permitted.  
 
S.6 Double garages are permitted on lots 12m. wide or greater.  
 
S.7 Garages for three or more vehicles are not permitted except where:  


 
a) they are constructed as an outbuilding;  
 
b) the area of the garages do not exceed the maximum floor area for outbuildings; and,  
 
c) the outbuilding is constructed so it is of minimum visibility from the street.  


 
11.4 Garage door widths (external)  
 
S.8 The total external width of garage door openings must:  
 


a) not exceed 50% of the width of the dwelling;  
 
b) each be no wider than 6m.  


 
Part 12 Vehicle access and driveways  
 
Objectives  


O.1 To ensure all development has legal and properly constructed access.  


O.2 To ensure property access is located with safe sight distances and adequate distances from 
corners.  


O.3 To minimise the extent of private access arrangements over adjoining land (rights-of-
carriageway).  


O.4 To ensure that the standard of public roads is sufficient for traffic likely to be generated by a 
development.  


O.5 To minimise future costs to the community associated with road improvement and 
maintenance.  


O.6 To ensure that internal access roads are sited to minimise impacts on the environment and 
are constructed to a standard suitable to provide safe access for residents, employees and 
emergency services.  


O.7 To encourage design that responds to the topographical features of the site, and reduces the 
requirement for excavation and/or fill.  


 
Note: All road and pavement construction, including roads, driveways, and kerb and gutter 


profiles are to comply with the requirements of Council’s Engineering Code.  
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12.1 Road access in all zones  


S.1 A dwelling house or dual occupancy dwelling must have legally and properly constructed 
access to a public road.  


S.2 Land having frontage to an existing dedicated Public Road that is maintained by Council may 
obtain access from the road. Where the development is for a new dwelling, dual occupancy or 
the alterations and additions to an existing dwelling house or dual occupancy in the R5 zone, 
improvements to the existing public road will not be required.  


S.3 Where the lot or holding on which the development is proposed to be carried out has 
frontage to an existing Public Road that is unconstructed or is not maintained by Council, the 
full cost of upgrading that road to Council’s specification is to be borne by the developer.  


S.4 Developments expected to generate significant traffic may require existing public roads to be 
upgraded to a suitable and safe standard for the use.  


 
12.2 Access and roads in the R1 and R2 zones  


12.2.1 Road standards in the R1 and R2 zones  


S.5 For new dwellings and dual occupancies in the R1 and R2 zones, a two lane sealed road is 
required in accordance with Council’s Engineering Code.  


S.6 For unconstructed roads, a half road width of a sealed two lane road is required.  


12.2.2 Driveways in the R1 and R2 zones 


 S.7 Driveways are not to be less than 3m wide.  


S.8 At changes of direction or at intersections, the internal radius of the driveway must be at least 
4m.  


S.9 Where the driveway is longer than 50m (eg battle-axe handles) provision for passing must be 
provided.  


S.10 The driveway should not be located within 6m of a road intersection.  


S.11 The driveway access point should be via the minor street where the site is bounded by a major 
and a minor road.  


S.12 The driveway access points should not to conflict with existing vehicle or pedestrian 
generators.  


S.13 The driveway must provide flood free vehicle access.  


S.14 Where the land adjoins an existing sealed public road, the driveway shall be sealed from the 
road shoulder to the boundary.  


S.15 Direct access to a classified road will not be permitted where another practical option exists. 
S.16 Driveway position must consider the location of utilities in road reserves and the position 
of street trees. Street trees may only be removed if no other options exist. For street tree 
provisions, including valuation of street trees, see the Urban Streetscape (Street Vegetation) 
Policy POL120 Urban Streetscape Plan.  


S.17 The driveway shall be located so as to minimise earthworks and removal of vegetation/street 
trees in the road reserve.  


S.18 Entrances shall be limited to one per lot unless approved otherwise by Council. The relocation 
of an existing entrance may require the complete removal of the existing entrance.  
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S.19 Any new driveway on a classified road shall be located and constructed in accordance with the 
requirements of the relevant road authority.  


S.20 Lot design enables driveways on major collector streets and streets which carry more than 
3000 vpd to be designed to promote forward movement of vehicles across the verge.  


S.21 Any new driveway on a local road shall have safe intersection sight distance in accordance with 
Table 3.2 of Austroads 2010. 


12.2.3 Shared driveways in the R1 and R2 zones  


S.22 Shared driveways, access ways and car parks of other dwellings should be set back a minimum 
of 1.5m from windows to habitable rooms of dwellings, unless the floor level of the dwelling is 
at least 1m above the driveway.  


S.23 The setback may be reduced to 1m when the driveway is bounded by a minimum fence height 
of 1.5m height.  


S.24 Where a dual occupancy is accessed via a shared driveway, the driveway is to be designed for 
vehicles to leave and enter the site in a forward direction.  


 


 
 
12.2.4 Right-of-Carriageway in the R1 and R2 zones  


S.25 Access by right-of-carriageway is not allowed in the R1 and R2 zones.  


12.3 Surface treatment of driveways  


S.26 To reduce the amount of hard surface and increase on-site stormwater infiltration, the amount 
of paved surface may be modified as follows:  


a) the paved length of 90o car spaces may be reduced from 5.4m to 5.1m where the 
additional 0.3m is provided as lawn or garden bed suitable for the overhang of vehicles  


b) the paved width of access lanes for 90o parking may be reduced from 6.0m to 5.7m, 
provided that the accessway is at least 0.3m from a wall, fence or other solid barrier 
greater than 100mm high  


c) paved widths in 3m wide driveways may be reduced to 2.6m, provided 0.2m either side 
remains unobstructed.  


S.27 Car spaces, accessways and driveways are to be formed, defined and drained to a Council 
drainage system, and surfaced with an all-weather seal such as concrete, coloured concrete, 
asphalt or mortared pavers; or a stable, smooth, semi-porous paving material (such as brick, 
stone or concrete pavers) laid to the paving standard for light vehicle use. 


 
 
 
12.4 Kerb or barrier in the R1 and R2 zones  







 


Page 246 of 365 
 


S.28 A kerb 150mm high by at least 150mm wide or a barrier is to be provided where appropriate 
to prevent vehicles having access to the street other than by a crossover, or to prevent vehicles 
protruding beyond the site boundary.  


12.5 Access and Roads in the R5 zone  


12.5.1 Road standards in the R5 zone  


S.29 A single lane sealed road to the nearest Council maintained public road is required.  


12.5.2 Driveway location in the R5 zone  


S.30 Provision of an adequate all weather access will generally require gravelling from the road 
shoulder to the boundary and in most cases will require the provision of a piped gutter crossing 
in accordance with Council’s Engineering Code.  


S.31 Where the land adjoins an existing sealed public road, the driveway crossover shall be sealed 
from the road shoulder to the boundary.  


S.32 The driveway shall be located so as to minimise earthworks and removal of vegetation in the 
road reserve.  


S.33 Entrances shall be limited to one per lot unless approved otherwise by Council. The relocation 
of an existing entrance may require the complete removal of the existing entrance.  


S.34 Direct access to a classified road will not be permitted where another practical option exists. 
S.35 Any new driveway on a classified road shall be located and constructed in accordance with 
the requirements of the relevant road authority.  


S.36 Any new driveway on a local road shall have safe intersection sight distance in accordance with 
Table 3.2 of Austroads 2010.  


12.6 Right-of-Carriageway in the R5 zone  


S.37 Access by right-of-carriageway is not encouraged and will only be permitted in cases where no 
other practical alternative exists.  


S.38 The right-of-carriageway shall only serve one lot or holding and must not be located on a lot 
containing an existing right-of-carriageway.  


S.39 The right-of-carriageway shall have a width of not less than 20 metres. 


12.7 Construction and dedication of a Crown Road as a Council Public Road 


S.40 Where access is proposed via a Crown Road, the road is to be constructed by the developer 
to Council’s specification and dedicated as a Council public road.  


S.41 The applicant is to provide written agreement from the responsible authority (currently NSW 
Crown Lands) for the use of the Crown Road for access.  


 
12.8 Undedicated roads  


Undedicated roads are roads that are not dedicated as Council or Crown Roads and include Forestry 
Roads, Rural Lands Protection Board reserves and Ministerial Roads.  


S.42 The applicant is to provide written agreement from the responsible authority for the use of 
the road for access. 


 
 


Part 13 Utility infrastructure  
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Objectives  


O.1 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 
provided with services in accordance with that Plan.  


O.2 To ensure internal services are positioned for effective use of land and access by servicing 
authorities.  


O.3 To ensure that all development has adequate water supply to meet domestic/commercial, and 
fire fighting demands.  


O.4 To ensure that satisfactory provision is made for the safe and nuisance free disposal of effluent.  


O.5 To ensure that an adequate electricity supply is available for the intended use.  


 
13.1 Water supply in the R1, R2 and MU1 zones  


S.1 Development on land in the R1, R2 and MU1 zones must connect to Council’s reticulated water 
supply.  


 
13.2 Water supply in the R5 zone  


S.2 Development on land in the R5 zone within the ‘Water DSP Development Area’ must connect 
to Council’s reticulated water supply if the land is located within 225 metres of an existing water 
main.  


S.3 Development on land that is greater than 225 metres from an existing water main must connect 
to Council’s reticulated water supply, except where the applicant can justify, to Council’s 
satisfaction, that a reticulated supply is not required based on the criteria below:  


a) the type and scale of the development relative to its proximity to the existing reticulated 
water supply system.  


b) the sequence of infrastructure provision identified under the Development Servicing Plan 
for Water and Sewerage relative to the proposed development.  


c) potential future development of nearby land, including type and timing of development(s).  


d) the ability of on-site water supply to provide for domestic/commercial demands and a 
reliable fire fighting reserve.  


e) the economic feasibility of connection to a reticulated water supply compared to providing 
on-site water storage. A cost benefit analysis is to be submitted, including the total cost 
to install, run and maintain an on-site water supply system compared to the cost of 
providing reticulated water supply over a substantial period being 20 years.  


S.4 Where the development will not be connected to Council’s reticulated water supply, it will be 
required to have not less than 70,000 litres of domestic water storage per dwelling. Although 
not specifically required by Council, it is recommended that landowners consider providing a 
greater storage capacity.  


S.5 In addition to the minimum quantities of domestic water storage required above, a dedicated 
reserve for fire fighting purposes of not less than 20,000 litres shall be provided. For 
development on bush fire prone land as identified on Council’s Bush Fire Prone Land Map 
certified by the Rural Fire Service, additional storage capacity may be required.  


S.6 The dedicated fire fighting water supply tank shall:  


a) include a 65mm Storz fitting and ball or gate valve, or if the tank is in ground, it shall be 
fitted with a 200mm x 200mm child proof access hole.  
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b) provide for fire fighting appliances (i.e. trucks and tankers) to gain access to within 4 
metres of the tank.  


c) include a minimum 3kW (5hp) petrol, diesel or generator powered pump, including 
appropriate fittings.  


 
13.3 Sewerage systems in the R1, R2 and MU1 zones  


S.7 Development on land within the R1, R2 and MU1 zones must connect to Council’s reticulated 
sewerage system.  


 
13.4 Sewerage systems in the R5 zone  


S.8 Development on land within the R5 zone and within the ‘Sewer DSP Development Area’ must 
connect to Council’s reticulated sewerage system if the land is located within 75 metres of an 
existing sewer main.  


S.9 Development on land within the R5 zone that is greater than 75 metres from an existing sewer 
main must connect to Council’s reticulated sewerage system, except where the applicant can 
justify to Council’s satisfaction, that connection to Council’s sewerage system is not required 
based on the criteria below:  


a) The proposed on-site sewerage management system(s) must be able to demonstrate that 
it can satisfy Council’s Policy POL 225 – Regulatory: Local Approvals Policy - Onsite Waste 
Water Systems.  


b) The case for on-site waste management is consistent with the type and scale of the 
development relative to its proximity to the existing reticulated sewerage system.  


c) The sequence of infrastructure provision identified under the Servicing Plan relative to the 
proposed development.  


d) The case for on-site waste management considers potential future development of nearby 
land, including type and timing of development(s).  


e) A case for on-site waste management is consistent with and accounts for future 
development on the subject land with respect to the area of the land parcels, type of 
development and sensitivity of the environment.  


f) The economic feasibility of connection to Council’s sewer compared to providing an on-
site sewerage management system. A cost benefit analysis is to be submitted, including 
the total cost to install, run and maintain an on-site system compared to the cost of 
connecting to the sewer over a substantial period being 20 years.  


13.5 Stormwater drainage  


S.10 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 
Protection and Stormwater Drainage.  


13.6 Electricity supply  


S.11 Electricity supply requirements are outlined in Chapter 2.1 Site Analysis.  


 
 
 
13.7 Solar panels and solar heat pumps  
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S.12 Location and installation of all solar panels and solar heat pumps must comply with the 
provisions of the State Environmental Planning Policy (Transport and Infrastructure) 2021.  


S.13 In a Heritage Conservation Area, or on a Heritage Item, solar panels must be designed and 
located in accordance with the ‘Solar and Wind Energy Installations’ provisions in Chapter 2.4 
European Heritage. These heritage provisions provide information on the materials, colour, 
height and streetscape considerations for solar installations.  


 
Part 14 Earthworks  


S.1 Where earthworks are required, including excavation, fill, retaining walls, batters and 
geotechnical investigations (including soil, slip and spring activity), the relevant provisions in LEP 
2012 Clause 6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment must 
be applied.  


 
Part 15 Open fireplaces  


O.1 To protect the amenity and air quality of the region.  


S.1 Open fire places are not permitted in any zone.  


 
Part 16 Exhibition homes  


Application may be made for the temporary use as an exhibition home for display purposes. Exhibition 
homes may be used to display and promote well designed housing and to market innovative housing 
solutions, technologies and construction methods and design materials.  


Objectives  


O.1 To allow dwellings to be used temporarily for exhibition or display purposes. Where a dwelling 
is constructed or renovated with the intent of being temporarily used as an exhibition home, 
the following controls will be applicable:  


S.1 The term of the use as an exhibition home is to be a maximum of two years, after which time 
the premises must revert to use as a dwelling.  


S.2 The exhibition home hours of operation are restricted to 8.30am to 6.00pm.  


S.3 The exhibition home must include a room or suite of rooms that are capable of being occupied 
or used as a separate domicile.  


S.4 At least 2 onsite parking spaces must be provided. These parking spaces must meet the parking 
space requirements outlined in this chapter.  


S.5 Persons must not reside in the exhibition home during the period of its operation as an 
exhibition home.  


S.6 Access for persons with disabilities should be considered for the period of the use as an 
exhibition home.  


S.7 The use of signage and logos must comply with any relevant signage and advertising provisions. 
Signage will be permitted during the agreed term of use as an exhibition home only.  


S.8 The exhibition home must comply with all of the requirements for a dwelling as outlined in this 
chapter.  


 


Part 17 Definitions 
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The following definitions are found in SEPP (Exempt and Complying Development Codes (2008).  


Ancillary development means any of the following:  


a) access ramp;  


b) awning, blind or canopy;  


c) balcony, deck, patio, pergola, terrace or verandah that is attached to a dwelling house;  


d) carport that is attached to a dwelling house;  


e) detached studio;  


f) driveway, pathway or paving;  


g) fence or screen;  


h) garage that is attached to a dwelling house;  


i) outbuilding;  


j) rainwater tank that is attached to a dwelling house;  


k) retaining wall;  


l) swimming pool or spa pool and child-resistant barrier.  


Outbuilding means any of the following:  


m) balcony, deck, patio, pergola, terrace or verandah that is detached from a dwelling 
house;  


n) cabana, cubby house, fernery, garden shed, gazebo or greenhouse;  


o) carport that is detached from a dwelling house;  


p) farm building;  


q) garage that is detached from a dwelling house;  


r) rainwater tank (above ground) that is detached from a dwelling house;  


s) shade structure that is detached from a dwelling house;  


t) a shed.  


Principal private open space means an area an area directly accessible from, and adjacent to, a 
habitable room (other than a bedroom); and, is not steeper than 1:50 gradient. Principal 
private open space may include an area of land, a terrace, a balcony or deck. 


For all other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Part 1 General provisions  


1.1 Introduction  


This chapter outlines the development controls for construction and alterations or additions to multi-
unit housing, residential flat buildings, attached dwellings and shop top housing in the urban 
residential zones in the Armidale Regional Council local government area. The purpose of this chapter 
is to guide design and to promote innovative housing solutions that will provide a range of housing 
types and lot densities to meet a range of housing needs. In addition, this chapter includes 
development standards and controls that encourage housing design to improve solar access to 
buildings and energy efficiency over the long term. This is particularly relevant in designing dwellings 
to accommodate Armidale’s cold climate. This chapter is to be read in conjunction with all relevant 
chapters in Section 2 Site Analysis and General Controls. All relevant matters relating to the 
development must be addressed in the development application, the SEE and on-site analysis plans 
and site plans. The site analysis process may highlight the requirement for specialist reports to be 
undertaken.  


 
1.2 Objectives  


O.1 To encourage high design standards for internal and external building design that addresses 
Armidale’s climate and provides a functional and cost effective living environment.  


O.2 To provide for a range housing styles and sizes that fit visually within the streetscape in relation 
to building alignments and proportions.  


O.3 To promote urban consolidation by providing dwelling types that maximise lot yields.  


O.4 To enable residential developments to maximise the use of available physical and social 
infrastructure.  


O.5 To increase the density of housing to meet existing and future community needs.  


O.6 To ensure that all development maximises the use of the site by using layouts that address site 
opportunities and constraints.  


O.7 To provide controls that minimise the impact of development on adjoining neighbours and the 
streetscape.  


 
1.3 Land and types of development to which this chapter applies  
This chapter applies to the following zones and types of development in those zones:  
 


R1 General Residential Multi-unit housing  
Residential flat buildings  
Attached dwellings  
Semi-detached dwellings  
Shop top housing 


R5 Large Lot Residential Attached dwellings 


MU1 Mixed Use Multi-unit housing  
Residential flat buildings  
Attached dwellings  
Semi-detached dwellings  
Shop top housing 


RU5 Village Multi-unit housing  
Residential flat buildings  
Attached dwellings  
Semi-detached dwellings  
Shop top housing 
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1.4 Types of development to which this chapter applies  
This chapter applies to the following types of development where they are permissible in the above 
zones (please see the definitions for these types of development at the end of this chapter): 


 • multi-unit housing, residential flat buildings, attached dwellings, semi-detached 
dwellings.  


• shop top housing.  
• alterations or additions to an existing multi-unit housing, residential flat buildings and 


shop top housing or the addition of a second storey to an existing single storey multi-
unit housing block or residential flat buildings.  


• the construction of a basement, either as part of new multi-unit housing or residential 
flat buildings or as an addition or alteration to an existing multi-unit housing or 
residential flat buildings.  


• the construction of a roof terrace on the topmost roof of an existing or a new multi-unit 
housing or residential flat building.  


• the construction of new ancillary development, or alterations or additions to existing 
ancillary development, is development specified in this chapter if the development is 
ancillary to multiunit housing, residential flat buildings, attached dwellings, semi-
detached dwellings, shop top housing.  


• the construction of new detached outbuildings, or alterations or additions to existing 
detached outbuildings.  


• the use of a single unit in a multi-unit housing unit complex or a single unit in a residential 
flat building as an Exhibition Home.  


 
1.5 Addressing the guidelines in this chapter  
The guidelines for multi-unit dwellings are set out in this chapter. These are expressed in the form of 
objectives that need to be addressed for each development proposal. For each objective (O), 
‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. Alternative approaches 
may be proposed, provided these adequately address the relevant objectives and comply with 
legislation.  
 
1.6 Developer contributions  
Infrastructure contributions will be levied on physical and social infrastructure in accordance with 
Council’s Water Supply and Sewerage Development Servicing Plans, Sections 7.11 and 7.12 
Contributions Plans and any other adopted Contributions Plan relevant to the site. This contribution 
may be a financial contribution, dedication of land and/or provision of a material public benefit be 
made by a developer to provide for or upgrade public services or facilities for which the development 
is likely to create a demand. Contributions that apply to development in rural and rural residential 
zones are outlined in the Council’s adopted Contributions Plan and Water Supply and Sewerage 
Development Servicing Plans. Depending upon the likely demand for public services or facilities that 
a development proposal is likely to generate, Council may also require preparation of a specific 
Contributions Plan or enter into a Planning Agreement with the developer prior to determining a 
particular development proposal. 
 
Part 2 Site requirements, lot size and floor area controls  


Objectives  


O.1 To provide sufficient area on the site to allow for an accessible and useable outdoor living space, 
a landscaped front garden, and space between neighbours.  
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O.2 To ensure the lot layout takes into account the best orientation to ensure maximum sunlight 
access to main living rooms and private open space.  


O.3 To provide sufficient area in the least visible position for car parking, rubbish bins, clothes drying 
areas, garden sheds and other service requirements.  


O.4 To minimise hard surface areas to allow for greater absorption of stormwater; and reduce 
impact on stormwater systems.  


 
2.1 Lot size requirements for multi-unit housing, residential flat buildings, shop top housing, 
attached dwellings and semi-detached dwellings  


S.1 There is no minimum lot size for the construction of the above listed dwelling types in the zones 
specified in this chapter.  


S.2 The minimum landscaping and private open space requirements outlined in this chapter must 
be met.  


 
2.2 Floor area for multi-unit housing, residential flat buildings, shop top housing, attached dwellings 
and semi-detached dwellings  


S.3 There is no maximum floor area requirement for multi-unit housing, residential flat buildings, 
shop top housing, attached dwellings and semi-detached dwellings; however, the minimum 
landscaping and private open space requirements outlined in this chapter must be met.  


 
Part 3 Lot and building design and external appearance  


Objectives  


O.1 To ensure buildings blend, rather than interrupt or contrast, with the existing and planned-for 
scenic values of the locality.  


O.2 To ensure design and siting of buildings provides adequate privacy and minimises 
overshadowing and overlooking for residents and other dwellings in the locality. 


O.3 To maximise solar access and passive heating and cooling principles to buildings and private 
open space.  


O.4 To encourage design that responds to the topographical features of the site.  


S.1 The design of the building and slope of the roof are to reflect the topography of the site (eg. 
Split level houses can be an appropriate design on sloping sites) to minimise the need for cut 
and fill associated with dwellings, landscape and driveway construction.  


S.2 Buildings should be orientated for optimum sunlight to living rooms, ideally with living rooms 
to the north (living rooms include lounge, family, kitchen and dining rooms).  


S.3 Main living areas should open directly onto the private open space via large door openings, to 
allow adequate sunlight, natural light and ventilation into the house.  


S.4 Buildings should be designed to create cross ventilation, with well-considered placement of 
windows to draw breezes through the house. S.5 Natural colours that blend with the colours of 
surrounding streetscape and vegetation and are non-reflective shall be used for external 
building materials and other structures. 
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Part 4 Building height, bulk and scale  


Objectives  


O.1 To ensure that the height, bulk and scale of new buildings and outbuildings are not a dominant 
in the streetscape and that outbuildings are in proportion to the building.  


O.2 To ensure the building design and materials contribute to the quality of the overall streetscape. 
O.3 To maximise solar access and cross ventilation to buildings, and prevent overshadowing.  


O.4 To reduce overlooking of open space areas.  


 
4.1 Building height, bulk and scale of buildings and outbuildings  


S.1 The front facade of the dwelling should be articulated so that the height, bulk and scale are 
appropriate to the prevailing scale of the street and the surrounding buildings.  


S.2 The character of the street must not be must not be detrimentally affected by buildings of a 
disproportionate size, bulk and scale, particularly in relation to adjacent dwellings.  


S.3 The bulk and height of the building must be of an appropriate scale that suits the scale of the 
street and the surrounding buildings.  


S.4 The height, bulk and scale of ancillary buildings or outbuildings must be proportional to the size 
of the dwelling.  


S.5 Outbuildings are to be positioned so as not to be visible from the street or, if visible, not be 
more dominant than the dwelling.  


S.6 In precincts undergoing a transition, proposed bulk and height must achieve the scale identified 
for the desired future character of the area.  


S.7 The design achieves an appropriate built form for a site and the building’s purpose, in terms of 
building alignments, proportions and building type.  


S.8 Appropriate built form defines the public domain, contributes to the character of streetscapes 
and parks, including their views and vistas, and provides internal amenity and outlook.  


 
4.2 Extension of building elements above the gutter line 


 
S.9 A building element on a dwelling (other than a pitched roof to an entry feature or portico that 


has the same pitch as the roof on the house) must not extend above the gutter line of the 
eaves of a single or double storey house.  


 
4.3 Maximum height of dwellings and outbuildings  


4.3.1 Relativity of height of building to ridgeline  


S.10 The highest point of a dwelling house, the alterations and additions to an existing dwelling 
house and any outbuilding must be at least 5m below the highest ridgeline of any hill within 
100m of the dwelling or alteration or outbuilding.  


 
4.3.2 Building heights for multi-unit housing, residential flat buildings, attached dwellings, semi-
detached buildings and shop top housing in the MU1 – Mixed Use zone  


S.11 The height of buildings in the MU1 – Mixed Use zone is prescribed by the LEP 2012 HOB (Height 
of Buildings) Map. 
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4.3.3 Building heights for multi-unit housing, residential flat buildings, attached dwellings, semi-
detached buildings and shop top housing for all other zones 


S.12 The height of buildings for the above types of development for all other zones must not exceed 
8.5m. from existing ground level to the highest point on the building roof.   


S.13 The height of an outbuilding or the alterations and additions to an existing outbuilding on a 
lot must not measure more than 4.5m. from existing ground level to the highest point on the 
building roof.  


 


 
 
4.4 Building on a boundary in the R1 and RU5 zone  


S.14 The location of a building on a boundary in a residential zone (but not in the R5 zone) may be 
considered by Council where the circumstances of the case warrant this design approach.  


S.15 A building on a boundary includes a building setback only up to 150mm from a boundary.  


S.16 This design approach is not applicable within a Heritage Conservation Area where this 
approach would be inconsistent with other relevant controls or guidelines.  


Note: Building on a boundary requires consent from the owner of the adjoining land. The BCA 
imposes additional provisions for building on a boundary.  


 
4.5 Building on a boundary in the MU1 zone  


Council will consider buildings on boundaries in the MU1 – Mixed Use zone in accordance with the 
following requirements. Buildings located on side and rear boundaries as follows:  


S.17 The maximum length of new boundary walls is 25% or 10m. (whichever is the greater) of the 
length of any adjacent residential boundary; or  


S.18 Where a wall of an existing dwelling or out building on an adjacent lot abuts the boundary, the 
maximum length of new boundary walls is that abutting the existing walls plus 25% of the length 
of the remaining boundary; or  


S.19 Where slope and retaining walls or fences would result in the effective height of a wall built to 
the boundary being less than 2m on the adjacent property boundary.  
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4.6 Heights of boundary walls  


S.20 The maximum height of a wall built on a boundary must not exceed an average of 3m in height 
with no part higher than 3.6m. unless:  


a) abutting a higher existing wall; or  


b) where it can be demonstrated that the bulk height and scale of the wall will not impact on 
the amenity, solar access and private open space of an adjoining dwelling. 


 
Part 5 Building setbacks  


Objectives  


O.1 To ensure buildings are positioned to provide maximum sunlight access and privacy to habitable 
rooms of dwellings and private open spaces, both within the lot and on adjacent developments.  


O.2 To ensure that setbacks define the boundary between private and public space, and contribute 
to the character of the immediate streetscape.  


O.3 To ensure buildings incorporate fire protection measures where setback requirements are 
reduced.  


O.4 To provide setbacks that ensure the design of the dwelling façade is dominant, with the garage 
or carport a recessive element on the street elevation.  


O.5 Where the dwelling is proximal to a classified road, to limit the impact of road noise on 
habitable rooms.  


O.6 To reduce the potential risk from fires in adjacent unmanaged vegetation.  


 
5.1 Setbacks for garages and carports in all zones  


S.1 Where garage or carport openings are positioned facing the street frontage, the garage or 
carport is to be set back at least 1m behind the front façade of the dwellings.  


S.2 Where garage or carport openings are positioned on the side of the dwellings, the garage or 
carport may be constructed in alignment with the side building line of the dwellings.  


S.3 Where there are multiple garages to be located on the site, the layout must design car parking 
spaces and garages that do not dominate the development or street frontage.  


 
5.2 Setbacks for multi-unit housing, residential flat buildings, attached dwellings, semidetached 
buildings and shop top housing in the R1 – General Residential zone  
 
5.2.1 Front facade setbacks in the R1 zone  


S.4 In the R1 zone, the front façade setback of the dwelling is to be a minimum of 4.5m., or  


S.5 Where an adjoining front façade setback is less than 4.5m., the setback may be equal to or 
greater than that of an adjoining development.  


S.6 Where the site adjoins a classified road, noise buffer requirements (including greater setbacks) 
may apply.  


 
5.2.2 Corner lot site setbacks in the R1 zone  


S.7 On the secondary street frontage, the setback is to be at least 4m from the side boundary;  
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S.8 Where an adjoining building setback is less than 4m, the setback is equal to or greater than that 
of the adjoining development.  


 
5.2.3 Side and rear setbacks in the R1 zone  


S.9 Any side or rear wall of a dwelling house, or any carport, garage, balcony, deck, patio, pergola, 
terrace or verandah that is attached to the dwelling house is to be setback a minimum of 0.9m 
from the boundary; or  


S.10 Where side or rear setbacks are proposed to be less than 0.9m from the boundary, the relevant 
fire protection requirements of the BCA must be satisfied. 


 
5.3 Setbacks for shop-top housing in the MU1 – Mixed Use zone  


5.3.1 Setbacks for shop-top housing in the MU1 – Mixed Use zone  


S.11 Where residential development is ‘shop-top housing’, setbacks may be consistent with the 
setbacks of the commercial or business development where it can be demonstrated that there 
is an acceptable design treatment of potential impacts such as overshadowing, privacy or view 
loss.  


S.12 The front façade of the ‘shop-top housing’ should be recessed in part or wholly to maximise 
privacy of viewing from street level, to mitigate noise impacts on the dwelling, and to ensure 
that balconies are not visible from the public domain and the street (where possible).  


S.13 No part of a building or above ground structure may encroach within a setback except for 
awnings, bay windows and balconies.  


 
5.4 Setbacks for attached dwellings in the R5 – Large Lot Residential zone  


 


5.4.1 Front facade setbacks for dwellings in the R5 zone  


S.14 In the R5 zone, the front façade setback of any new building is to be a minimum of 20 metres 
from any public road; or,  


S.15 A greater front façade setback may be required for land adjoining a classified road, if the noise 
assessment determines that this is necessary (see Chapter 2.1 Site Analysis).  


S.16 If any new dwelling is proposed to be constructed less than 50 metres from the boundary of 
an unsealed public road, the road shall be upgraded to a bitumen sealed road for a minimum 
distance of 100 metres.  


 
5.4.2 Side and rear setbacks for attached dwellings in the R5 zone  


S.17 Where the lot has an area of less than 4000m2, any side or rear wall of an attached dwelling, 
or any carport, garage, balcony, deck, patio, pergola, terrace or verandah that is attached to the 
attached dwelling is to be setback a minimum of 2.5m from the side boundary. S.18 An attached 
dwelling and all ancillary development must have a setback from a boundary with a secondary 
road that is not a classified road of at least the following: a) if the lot has an area of less than 
4000m2 – 5m, b) if the lot has an area of at least 4000m2 – 10m.  


S.19 An attached dwelling and all ancillary development on a lot that has an area of less than 
4000m2 must have a setback from a boundary with a parallel road that is not a classified road of 
at least 10m.  
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S.20 Where the lot has an area of at least than 4000m2 , any side or rear wall of an attached 
dwelling, or any carport, garage, balcony, deck, patio, pergola, terrace or verandah that is 
attached to the dwelling house is to be setback a minimum of 10m from the side boundary.  


S.21 An attached dwelling, or any carport, garage, balcony, deck, patio, pergola, terrace or verandah 
that is attached to the dwelling house is to be setback a minimum of 15m from the rear 
boundary.  


 
5.5 Allowable encroachments into setbacks  


 
S.22 Verandahs, porches and pergolas may encroach into the front setback to a depth of 2.4m.  
 
S.23 Terraces, landings, steps or ramps not more than 1m in height may project into the setback 


area.  
 
S.24 Eaves, fascias, gutters, downpipes, masonry chimneys, flues, pipes, domestic fuel tanks, 


cooling or heating appliances or other services may project into the setback area provided that 
the distance to the boundary is greater than 0.5m. Such items may be located less than 0.5m 
from the boundary if relevant fire protection requirements of the BCA are satisfied.  


 
S.25 Light fittings, electricity or gas meters, aerials or antennae, pergolas, screens or sun blinds 


may project into the setback area.  
 
5.6 Setbacks from public reserves  


S.26 A new building or outbuilding must have a setback of at least 3m from a boundary with a 
public reserve.  


 
5.7 Setbacks from unmanaged vegetation  
 


S.28 Where land is not identified as bushfire prone, but is adjacent to unmanaged vegetation, a 
10m. asset protection zone is to be maintained in accordance with the requirements of the 
Standards for Bushfire Protection 2006.  


 
S.29 Where an asset protection zone is required and cannot be provided between the proposed 


development and any unmanaged vegetation, additional fire protection measures shall be 
required, and may include:  


a) Installation of a 1.8 metre high fence made of non-combustible materials between the 
development and any unmanaged vegetation. The bottom of the fence is to be in direct 
contact with the finished ground level or plinth; and  


b) Flooring systems (including frame, supporting posts, columns, stumps, piers and poles), 
windows, external doors, vents, weepholes, eaves, verandahs and decks being 
constructed in accordance with the requirements for Level 1 construction in the current 
Australian Standards (AS 3959-Construction of Buildings in Bush Fire Prone Areas).  


 
Note: All developments on land that is designated as bush fire prone must meet the requirements 


of Planning for Bush Fire Protection 2006 and AS3959 Construction of buildings in bushfire-
prone areas. See Chapter 2.1 Site Analysis and Constraints for construction in a bushfire prone 
area.  
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Part 6 Articulation zones  
 
Objectives  
 


O.1 To control the type and size of structures and building elements in the articulation zone.  
 
O.2 To ensure that building elements in the articulation zone define the boundary between 


private and public space, and contribute to the character of the immediate streetscape.  
 
6.1 What is an articulation zone?  
 
An articulation zone is an area within a lot where building elements may be located. The articulation 
zone is measured horizontally forward from the foremost edge of the front façade of the building. 
 
6.2 Building elements within the articulation zone  


S.1 The following building elements are permitted in the articulation zone:  


a) an entry feature or portico;  


b) a balcony, deck, patio, pergola, terrace or verandah;  


c) a window box;  


d) a bay window or similar feature;  


e) an awning or other feature over a window,  


f) a sun shading feature.  


S.2 The maximum area of all building elements within the articulation zone, other than a building 
element listed in S.1 I or (f) above, must not be more than 30 per cent of the area of the 
articulation zone.  


 
6.3 Verandahs and open porches within the articulation zone  


S.3 Elements such as entry features, a balcony, deck, patio, pergola, terrace or verandah may 
extend beyond the front façade by a maximum of 2.4m. 6.4 Window features, awnings and 
shade features within the articulation zone  


S.4 Feature elements such a window box; a bay window or similar feature; an awning or other 
feature over a window, or a sun shading feature may extend beyond the front façade by a 
maximum of 1.5m. 


 6.5 Extension of building elements above the gutter line  


S.5 A building element on a dwelling (other than a pitched roof to an entry feature or portico that 
has the same pitch as the roof on the dwelling) must not extend above the gutter line of that 
section of the building.  


 
 
 
 
 
 
Part 7 Dwelling entry, privacy and surveillance  
 
Objectives  
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O.1 To ensure the entry to a dwelling is clearly identifiable.  


O.2 To provide privacy and security for residents, and passive surveillance from dwellings over 
adjacent streets and public spaces.  


O.3 To design for accessibility for people with disabilities where possible.  


O.4 To prevent external lighting from being a nuisance to surrounding properties.  
 
7.1 Dwelling entry  


S.1 Entries to dwellings should be clearly visible from the street where the lot has street frontage, 
or from the internal driveway so that visitors can easily identify the dwelling entrance.  


S.2 House numbering is to be provided in a visible place on or near the entrance for the 
convenience of visitors, emergency services and postal services.  


S.3 Entries are, or can be easily be adapted to be accessible at ground-floor level to people with 
disabilities.  


S.4 Adequate entrance lighting is to be provided and positioned so as not to radiate into 
neighbouring properties. 


 
7.2 Security and surveillance  


S.5 The design of the dwelling shall provide for at least one habitable room overlooking the street 
so that general surveillance of the site and approaches to entries is possible from inside 
dwellings.  


S.6 A window or peephole in the main door should allow visitors to be seen from inside the 
dwelling without requiring the resident to open a door.  


 
7.3 Privacy  


S.7 A window in a new dwelling or a new window in any alterations or additions to an existing 
dwelling must have a privacy screen if:  


a) it is a window in a habitable room, other than a bedroom, that has a floor level of more 
than 1m above ground level (existing),  


b) the wall in which the window is located has a setback of less than 3 metres from a side 
or rear boundary, and  


c) the window has a sill height of less than 1.5m.  


S.8 A new balcony, deck, patio, pergola, terrace or verandah and any alterations to an existing 
balcony, deck, patio, pergola, terrace or verandah must have a privacy screen if it:  


a) has a setback of less than 3m from a side or rear boundary,  


b) has a floor area more than 3m2 , and  


c) has a floor level more than 1 metre above ground level (existing).  


S.9 A detached deck, patio, pergola or terrace or any alterations or additions to an existing deck, 
patio, pergola or terrace must not have a floor level that is more than 600mm above ground 
level (existing).  


S.10 A balcony, deck, patio, pergola, terrace or verandah (or any alterations to such) that overlooks a 
private open space area (except its own private space area) must have a privacy screen if:  
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a) it has a setback of less than 3m from a side or rear boundary;  


b) it has a floor area more than 3m2 ; and  


c) has a floor level more than 1 metre above ground level (existing).  
 


Part 8 Private open space and landscaping  


Objectives  


O.1 To create a street and landscape character by constructing well defined front gardens, street 
trees and the visibility of backyard trees beyond the buildings.  


O.2 To ensure that private open space is designed and located to receive maximum sunlight and 
integrates with the living area(s) of a dwelling.  


O.3 To ensure the principal private open space areas are not overlooked by neighbouring 
properties.  


O.4 To provide adequate outdoor private open space for recreational, service and storage needs.  


O.5 To ensure that communal open space is of benefit to all residents, and can be accessed and 
effectively maintained.  


 
8.1 Private open space areas  


S.1 Each dwelling at ground level is to be provided with a principal private open space area that is:  


a) a minimum of 40m2 , comprising of one section that is at least 25m2 , and has a minimum 
width of 4m; or alternatively, an area of 4m x 4m that is not directly overlooked;  


b) is not steeper than 1:50 gradient; and  


c) is directly accessible through a doorway from, and adjacent to, one or more habitable 
rooms (other than a bedroom).  


S.2 For dwellings not at ground level, the principal private open space area is to be provided that:  


a) is a balcony conveniently accessible from a living room (not a bedroom) of the dwelling;  


b) has a minimum area of 8m2 with a minimum width of 1.6m; and/or  


c) is a roof top area directly connected to the dwelling, having a minimum area of 10m2 
with a minimum width of 2m; and  


d) a communal open space area of 40m2 , comprising one section with an area of 25m2 
being 5m x 5m.  


S.3 Private open space areas should be designed to have amenity, slope and dimensions that will 
make them functional and will be suited to likely residents.  


S.4 Any communal open space provided is to be appropriate for use by residents, cost-effective to 
manage, and designed to ensure the safety and security of residents.  


S.5 Outdoor spaces should be generously designed, rather than them being ‘left over’ spaces 
around the dwelling.  


S.6 Service spaces for rubbish and storage are to be screened or positioned to the side or rear of 
the building.  


 


8.2 Sunlight to private open space  
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S.7 Buildings should be designed and positions so that they do not significantly overshadow main 
private open space areas, including main private open space areas on neighbouring properties.  


S.8 At least half of the principle private open space should receive 2 hours or more of sunlight 
between 10am and 2pm on June 21 (winter solstice);  


S.9 Overshadowing to the private open space on an adjoining property between the hours of 9.00am 
and 3.00pm on 21 June is to be no more than that caused by a 1.8 metre boundary fence or other 
existing obstructions (including trees).  
 


8.3 Landscaping forward of the building line  


S.10 If the lot has a width, measured at the building line, of at least 18m, at least 30% of the area 
forward of the building line should be landscaped.  


S.11 If the lot has a width, measured at the building line, of less than 18m, at least 25% of the 
area forward of the building line to the primary road should be landscaped.  


S.12 Proposed landscaping should be shown on site plans. 


 


Part 9 Fences  


Objectives  


O.1 To provide front fencing that compliments the dwelling design and is attractive in the 
streetscape.  


O.2 To regulate the height of a front fence to encourage the use of the front garden, and increase 
surveillance and activation of the street.  


 
9.1 Fences on Heritage Items and/or in Heritage Conservation Areas  


S.1 In a Heritage Conservation Area, or on a Heritage Item, front fences must be designed and 
located in accordance with the provisions in Chapter 2.4 European Heritage. These provisions 
provide information on the materials, height, styles and streetscape considerations for 
complimentary fence design and construction.  
 
9.2 Front fences  


S.2 A front fence and any associated retaining wall must be located within the front setback area.  


S.3 Front fences may be:  


a) be up to 1.2m above existing ground level, or 1.5m high if more than 50% transparent;  


b) be of open appearance;  


c) any brick or other solid portion of the fence above 600mm should not be more than 
300mm wide and the remaining fence must be of open design.  


S.4 Consideration of articulation of the fence, including insertions of plantings in the articulated 
space should be considered as a design alternative, especially on wide frontages.  


S.5 Facilities in the frontage area such as gates, letter boxes, and garbage bin enclosures are to be 
compatible in design with the front fence, and the overall character and design of the 
development.  


S.6 Front fencing, should be designed to look like part of the street, rather than an extension of 
the dwelling.  


 







 


Page 267 of 365 
 


     
 


 
9.3 Fencing on corner lots  


S.7 On corner lots the front fence style and height should continue around the corner to the 
secondary street to a point level with the front facade of the dwelling.  


S.8 Fencing shall not be of a height that compromises sight distances, vehicle or pedestrian safety.  


S.9 Side fences on a corner lot are to be tapered from the height of the front boundary fence to a 
maximum height of 1.8m at the point level with the front facade of the dwelling.  


 
9.4 Stepped fencing on sloping sites  


S.10 The fence, or the fence and associated retaining wall, on a sloping site may be stepped. S.11 
The height of each step must not be more than:  


a) 1.6m above ground level (existing) if it is located within a setback area from a primary 
road, or  


b) 2.2m above existing ground level in any other case.  
 
9.5 Construction and materials  


S.12 Solid panel fencing (e.g. Colorbond®) and metal mesh fencing is not permitted for front 
fences.  


S.13 Barbed wire, jagged edging of sharp materials, and electric fencing is not permitted.  


S.14 Metal used in the construction of a fence must be low reflective and factory pre-coloured.  


S.15 Fencing materials shall compliment the dwelling and streetscape/landscape.  


S.16 If the land is bush fire prone, the fence and any retaining wall must be constructed from non-
combustible materials.  


 
9.6 Surface water flow  


S.17 A fence or retaining wall must not be constructed so that it redirects the overland flow of 
surface water onto any adjoining property.  


 
 
Part 10 Car parking Objectives  


O.1 To provide adequate and convenient parking for residents and visitors.  


10.1 Car parking spaces  


S.1 Each dwelling within the development is to be provided with a minimum of one covered car 
space (garage or fixed carport).  
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S.2 For dwellings with 4 or more living areas, two car spaces per dwelling is to be provided (one of 
which must be covered).  


S.3 Tandem parking may be used where two spaces are provided for a specific dwelling In this 
chapter, the term ‘living area’ includes all bedrooms, living rooms, dining rooms, studies, 
sunrooms and the like, but does not include kitchens, bathrooms, laundries and the like.  


 
10.2 Visitor car parking spaces  


S.4 Visitor parking spaces for residential developments are to be calculated on the basis of one 
space per three dwellings (to the nearest whole number).  


S.5 Visitor spaces should be provided on site and clearly marked for use by visitors.  


S.6 Visitor parking and service vehicle access may be provided on existing streets or on new 
streets within the development where:  


a) unrestricted on-street parking is available adjacent to the site;  


b) the development is within walking distance (400 metres) of a bus stop;  


c) there is sufficient width within road reserve.  


 
10.3 Car parking space size and design  


S.7 Size of car spaces within garages Car spaces within garages or contained by walls must have 
minimum dimensions (measured internally) of: Single garage space Double garage space 6.0m. 
x 3.0m. 6.0m. x 5.5m.  


S.8 Size of car spaces for carports or uncovered Car space sizes for carports or uncovered hard 
stand areas: Single carport space Double carport space 5.4m. x 2.6m 5.4m. x 3.2m. Car space 
sizes for carports or uncovered hard stand areas where access is from the side (parallel 
parking): Single car space Minimum access lane width at least 6.3m. long and 2.1m. wide 
3.2m.  


 
 
10.4 Projection of buildings into car spaces  


S.9 An adjoining building may project into the space if the projection is at least 2.1 metres above 
the car space.  


 
 
Part 11 Garages and carports  


Objectives  


O.1 To ensure the design of the dwelling façade is dominant, with the garage or carport a 
recessive element on the street elevation.  


O.2 To ensure that the position of the garage or carport on a lot allow the maximum solar access 
possible to the private open space and internal living areas of the dwelling.  


11.2 Garage positioning to maximise solar access to dwellings  


S.1 Where site conditions allow, garages should be located on the southern side of east-west 
facing lots, and the western side of north-south facing lots.  


S.2 Garages must not be located in a position where they limit the maximum solar access possible 
to the private open space and internal living areas of the dwelling.  
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11.3 Garage setbacks from the front façade of the building  


S.3 Garages must be set back at least 1m from the front façade of the dwelling.  


S.4 Where there are reduced setbacks, garages must be set back at least 5.5m from the front 
boundary.  


11.4 Garage door widths (external)  


S.5 The total external width of garage door openings must:  


a) not exceed 50% of the width of frontage of the building;  


b) each be no wider than 6m. 
 
11.5 Garage and car parking design  


S.6 Garages and carports should be:  


a) positioned to provide convenient access to the associated dwelling;  


b) separated from habitable room windows to minimise noise and fumes entering 
dwellings;  


c) well ventilated if enclosed;  


d) not obscure the view between the street and front windows.  


S.7 Visitor parking should be:  


a) clearly defined and signposted (where relevant);  


b) positioned towards the rear of the development where possible.  
 
Part 12 Vehicle access and driveways  
Objectives  


O.1 To ensure all development has legal and properly constructed access.  


O.2 To ensure property access is located with safe sight distances and adequate distances from 
corners.  


O.3 To minimise the extent of private access arrangements over adjoining land (rights-of-
carriageway). O.4 To ensure that the standard of public roads is sufficient for traffic likely to be 
generated by a development.  


O.5 To minimise future costs to the community associated with road improvement and 
maintenance.  


O.6 To ensure that internal access roads are sited to minimise impacts on the environment and 
are constructed to a standard suitable to provide safe access for residents, employees and 
emergency services.  


O.7 To encourage design that responds to the topographical features of the site, and reduces the 
requirement for excavation and/or fill. Note: All road and pavement construction, including 
roads, driveways, and kerb and gutter profiles are to comply with the requirements of 
Council’s Engineering Code.  


 
12.1 Road access in all zones  


S.1 All dwellings must have legally and properly constructed access to a public road.  
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S.2 Where the lot or holding on which the development is proposed to be carried out has 
frontage to an existing Public Road that is unconstructed or is not maintained by Council, the 
full cost of upgrading that road to Council’s specification is to be borne by the developer.  


S.3 Developments expected to generate significant traffic may require existing public roads to be 
upgraded to a suitable and safe standard for the use.  


 
12.1.1 Road standards in the R1 and MU1 zones  


S.4 For new dwellings in the R1 and MU1 zone, a two lane sealed road is required in accordance 
with  Council’s Engineering Code.  


12.1.2 Road standards in the RU5 zones  


S.5 Half width construction of a two-lane sealed road is required. 


 
12.2 Driveways  


S.6 Driveways are not to be less than 3m wide.  


S.7 At changes of direction or at intersections, the internal radius of the driveway must be at least 
4m.  


S.8 Where the driveway is longer than 50m. (e.g. battle-axe handles) provision for passing must 
be provided.  


S.9 The driveway should not be located within 6m of a road intersection.  


S.10 The driveway access point should be via the minor street where the site is bounded by a 
major and a minor road.  


S.11 The driveway access points should not conflict with existing vehicle or pedestrian generators.  


S.12 The internal driveway should be designed so that vehicles can exit developments in a 
forward direction.  


S.13 The driveway must provide flood free vehicle access.  


S.14 Where the land adjoins an existing sealed public road, the driveway shall be sealed from the 
road shoulder to the boundary.  


S.15 Direct access to a classified road will not be permitted where another practical option exists.  


S.16 Driveway position must consider the location of utilities in road reserves and the position of 
street trees. Street trees may only be removed if no other options exist. For street tree 
provisions, including valuation of street trees, see the Urban Streetscape (Street Vegetation) 
Policy POL120 Urban Streetscape Plan.  


S.17 The driveway shall be located so as to minimise earthworks and removal of vegetation/street 
trees in the road reserve.  


S.18 Entrances shall be limited to one per lot unless approved otherwise by Council. The 
relocation of an existing entrance may require the complete removal of the existing entrance.  


S.19 Any new driveway on a classified road shall be located and constructed in accordance with 
the requirements of the relevant road authority.  


S.20 Lot design enables driveways on major collector streets and streets which carry more than 
3000 vpd to be designed to promote forward movement of vehicles across the verge.  


S.21 Any new driveway on a local road shall have safe intersection sight distance in accordance 
with Table 3.2 of Austroads 2010.  
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12.3 Shared driveways  


S.22 Shared driveways, access ways and car parks of other dwellings should be set back a 
minimum of 1.5m from windows to habitable rooms of dwellings, unless the floor level of the 
dwelling is at least 1m above the driveway.  


S.23 The setback may be reduced to 1m when the driveway is bounded by a minimum fence 
height of 1.5m height. 


 
12.3.1 Right-of-Carriageway in the R1 and R2 zones  


S.24 Access by right-of-carriageway is not allowed in the R1 and R2 zones.  


12.4 Surface treatment of driveways  


S.25 To reduce the amount of hard surface and increase on-site stormwater infiltration, the 
amount of paved surface may be modified as follows:  


a) the paved length of 90o car spaces may be reduced from 5.4m. to 5.1m. where the 
additional 0.3m is provided as lawn or garden bed suitable for the overhang of vehicles.  


b) the paved width of access lanes for 90o parking may be reduced from 6.0m. to 5.7m., 
provided that the accessway is at least 0.3m from a wall, fence or other solid barrier 
greater than 100mm high  


c) paved widths in 3m. wide driveways may be reduced to 2.6m., provided 0.2m. either side 
remains unobstructed.  


S.26 Car spaces, accessways and driveways are to be formed, defined and drained to a Council 
drainage system, and surfaced with an all-weather seal such as concrete, coloured concrete, 
asphalt or mortared pavers; or a stable, smooth, semi-porous paving material (such as brick, 
stone or concrete pavers) laid to the paving standard for light vehicle use  


 
12.5 Kerb or barrier in the R1 zone  


S.27 A kerb 150mm high by at least 150mm wide or a barrier is to be provided where appropriate 
to prevent vehicles having access to the street other than by a crossover, or to prevent vehicles 
protruding beyond the site boundary.  


 
Part 13 External Facilities  


Objectives  


O.1 To ensure that facilities are designed to be conveniently located and visually attractive, and 
blend with the development and established street character. O.2 To provide adequate storage 
for residents.  


 
13.1 Mail boxes  


S.1 One mail box per dwelling is required.  


S.2 Mail boxes are to be accessible and located at the front of the property, as close to the 
footpath as possible.  


S.3 Mailboxes must be constructed from durable materials and be designed to blend in with the 
predominant style of the front fencing and the dwelling.  


S.4 Mail boxes should be large enough to cater for A4 size envelopes, newspapers and other 
general mail.  
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13.2 Garbage and recycling storage  


S.5 Permanent garbage and recycling bin storage areas should be identified in a location that is 
concealed from view from the street.  


13.3 External storage S.6 A minimum of 5m3 of accessible, secure and weatherproof external 
storage is to be provided for each dwelling. S.7 External storage may be located in a garage or 
carport, or outbuilding. S.8 Storage for bicycles should be considered.  


13.4 Clothes drying areas S.9 All dwellings should provide an external clothes drying area.  


S.10 Clothes drying facilities should be positioned behind in the building line and be concealed 
when viewed from the street.  


13.5 Television antennae, transmitters and receivers on roofs  


S.11 Television antennae and pay TV equipment should be kept to a minimum, and not be 
positioned on the street frontage roof section.  


 
Part 14 Utility infrastructure  


Objectives  


O.1 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 
provided with services in accordance with that Plan.  


O.2 To ensure internal services are positioned for effective use of land and access by servicing 
authorities.  


O.3 To ensure that all development has adequate water supply to meet domestic/commercial, 
and fire fighting demands.  


O.4 To ensure that satisfactory provision is made for the safe and nuisance free disposal of 
effluent.  


O.5 To ensure that an adequate electricity supply is available for the intended use.  
 
14.1 Water supply in the R1 and MU1 zones  


S.1 Development on land in the R1 and MU1 zones must connect to Council’s reticulated water 
supply.  


 
14.2 Water supply in the R5 zone  


S.2 Development on land in the R5 zone within the ‘Water DSP Development Area’ must connect 
to Council’s reticulated water supply if the land is located within 225 metres of an existing 
water main.  


S.3 Development on land that is greater than 225 metres from an existing water main must 
connect to Council’s reticulated water supply, except where the applicant can justify, to 
Council’s satisfaction, that a reticulated supply is not required based on the criteria below:  


a) the type and scale of the development relative to its proximity to the existing reticulated 
water supply system.  


b) the sequence of infrastructure provision identified under the Development Servicing 
Plan for Water and Sewerage relative to the proposed development.  


c) potential future development of nearby land, including type and timing of 
development(s). 
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d) the ability of on-site water supply to provide for domestic/commercial demands and a 
reliable fire fighting reserve.  


e) the economic feasibility of connection to a reticulated water supply compared to 
providing on-site water storage. A cost benefit analysis is to be submitted, including the 
total cost to install, run and maintain an on-site water supply system compared to the 
cost of providing reticulated water supply over a substantial period being 20 years.  


S.4 Where the development will not be connected to Council’s reticulated water supply, it will be 
required to have not less than 70,000 litres of domestic water storage per dwelling. Although 
not specifically required by Council, it is recommended that landowners consider providing a 
greater storage capacity.  


S.5 In addition to the minimum quantities of domestic water storage required above, a dedicated 
reserve for fire fighting purposes of not less than 20,000 litres shall be provided. This may be 
reduced to 10,000 litres for development in the R5 zone on land having an area of less than 1 
hectare. For development on bush fire prone land as identified on Council’s Bush Fire Prone 
Land Map certified by the Rural Fire Service, additional storage capacity may be required.  


S.6 The dedicated fire fighting water supply tank shall:  


a) include a 65mm Storz fitting and ball or gate valve, or if the tank is in ground, it shall be 
fitted with a 200mm x 200mm child proof access hole.  


b) provide for fire fighting appliances (i.e. trucks and tankers) to gain access to within 4 
metres of the tank.  


c) include a minimum 3kW (5hp) petrol, diesel or generator powered pump, including 
appropriate fittings.  


S.7 Water supply and fire fighting measures for development other than residential development will 
be assessed on its merits in each case having regard to the above objectives.  
 
14.3 Water supply in the RU5 zone  


S.8 In the RU5 zone, development will be required to have not less than 70,000 litres of domestic 
water storage per dwelling. Although not specifically required by Council, it is recommended 
that landowners consider providing a greater storage capacity.  


S.9 In addition to the minimum quantities of domestic water storage required above, a dedicated 
reserve for fire fighting purposes of not less than 20,000 litres shall be provided. For 
development on bush fire prone land as identified on Council’s Bush Fire Prone Land Map 
certified by the Rural Fire Service, additional storage capacity may be required.  


S.10 The dedicated fire fighting water supply tank shall:  


a) include a 65mm Storz fitting and ball or gate valve, or if the tank is in ground, it shall be 
fitted with a 200mm x 200mm child proof access hole.  


b) provide for fire fighting appliances (i.e. trucks and tankers) to gain access to within 4 
metres of the tank.  


c) include a minimum 3kW (5hp) petrol, diesel or generator powered pump, including 
appropriate fittings.  


S.11 Water supply and fire fighting measures for development other than residential 
development will be assessed on its merits in each case having regard to the above objectives.  


 
14.4 Sewerage systems in the R1 and MU1 zones  
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S.12 Development on land within the R1 and MU1 zones must connect to Council’s reticulated 
sewerage system.  


 
14.5 Sewerage systems in the R5 zone  


S.13 Development on land within the R5 zone and within the ‘Sewer DSP Development Area’ 
must connect to Council’s reticulated sewerage system if the land is located within 75 metres 
of an existing sewer main.  


S.14 Development on land within the R5 zone that is greater than 75 metres from an existing 
sewer main must connect to Council’s reticulated sewerage system, except where the 
applicant can justify to Council’s satisfaction, that connection to Council’s sewerage system is 
not required based on the criteria below:  


a) The proposed on-site sewerage management system(s) must be able to demonstrate 
that it can satisfy Council’s Policy POL 225 – Regulatory: Local Approvals Poli–y - Onsite 
Waste Water Systems.  


b) The case for on-site waste management is consistent with the type and scale of the 
development relative to its proximity to the existing reticulated sewerage system.  


c) The sequence of infrastructure provision identified under the Servicing Plan relative to 
the proposed development.  


d) The case for on-site waste management considers potential future development of 
nearby land, including type and timing of development(s).  


e) A case for on-site waste management is consistent with and accounts for future 
development on the subject land with respect to the area of the land parcels, type of 
development and sensitivity of the environment.  


f) The economic feasibility of connection to Council’s sewer compared to providing an on-
site sewerage management system. A cost benefit analysis is to be submitted, including 
the total cost to install, run and maintain an on-site system compared to the cost of 
connecting to the sewer over a substantial period being 20 years.  


 
14.6 Sewerage systems in the RU5 zone  


S.15 Development on land in the RU5 zone may install an on-site sewerage management 
system(s) that complies with Council’s Policy POL 225 – Regulatory: Local Approvals Poli–y - 
On-site Waste Water Systems.  


14.7 Stormwater drainage  


S.16 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 
Protection and Stormwater Drainage.  


14.8 Electricity supply  


S.17 Electricity supply requirements are outlined in Chapter 2.1 Site Analysis.  


14.9 Solar panels and solar heat pumps 


S.18 Location and installation of all solar panels and solar heat pumps must comply with the 
provisions of the State Environmental Planning Policy (Transport and Infrastructure) 2021.  


S.19 In a Heritage Conservation Area, or on a Heritage Item, solar panels must be designed and 
located in accordance with the ‘Solar and Wind Energy Installations’ provisions in Chapter 2.4 
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European Heritage. These heritage provisions provide information on the materials, colour, 
height and streetscape considerations for solar installations.  


 
Part 15 Earthworks  


S.1 Where earthworks are required, including excavation, fill, retaining walls, batters and 
geotechnical investigations (including soil, slip and spring activity), the relevant provisions in 
LEP 2012 Clause 6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment 
must be applied.  


 
Part 16 Exhibition Dwellings  


Application may be made for the temporary use of a single unit in a multi-unit complex or residential 
flat building as an exhibition home for display purposes. Exhibition dwellings may be used to display 
and promote well designed housing and to market innovative housing solutions, technologies and 
construction methods and design materials.  


 
Objectives  


O.1 To allow a single unit in a multi-unit housing unit complex or residential flat building to be 
used temporarily for exhibition or display purposes. Where a dwelling is constructed or 
renovated with the intent of being temporarily used as an exhibition home, the following 
controls will be applicable:  


S.1 The term of the use as an exhibition home is to be a maximum of one year, after which time 
the premises must revert to use as a dwelling.  


S.2 The exhibition home hours of operation are restricted to 8.30am to 5.00pm.  


S.3 The exhibition home must include a room or suite of rooms that are capable of being 
occupied or used as a separate domicile.  


S.4 At least 2 onsite parking spaces must be provided. These parking spaces must meet the 
parking space requirements outlined in this chapter.  


S.5 Persons must not reside in the exhibition home during the period of its operation as an 
exhibition home.  


S.6 Access for persons with disabilities should be considered for the period of the use as an 
exhibition home.  


S.7 The use of signage and logos must comply with any relevant signage and advertising 
provisions. Signage will be permitted during the agreed term of use as an exhibition home 
only.  


S.8 The exhibition home must comply with all of the requirements for a dwelling as outlined in 
this chapter.  


Part 17 Definitions  
 


ancillary development means any of the following:  


a) access ramp;  


b) awning, blind or canopy;  


c) balcony, deck, patio, pergola, terrace or verandah that is attached to a dwelling house;  


d) carport that is attached to a dwelling house;  
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e) detached studio;  


f) driveway, pathway or paving;  


g) fence or screen;  


h) garage that is attached to a dwelling house;  


i) outbuilding;  


j) rainwater tank that is attached to a dwelling house;  


k) retaining wall;  


l) swimming pool or spa pool and child-resistant barrier.  
 
 
outbuilding means any of the following:  


a) balcony, deck, patio, pergola, terrace or verandah that is detached from a dwelling 
house;  


b) cabana, cubby house, fernery, garden shed, gazebo or greenhouse;  


c) carport that is detached from a dwelling house;  


d) farm building;  


e) garage that is detached from a dwelling house;  


f) rainwater tank (above ground) that is detached from a dwelling house;  


g) shade structure that is detached from a dwelling house;  


h) a shed.  
 


principal private open space means an area an area directly accessible from, and adjacent to, a 
habitable room (other than a bedroom); and, is not steeper than 1:50 gradient. Principal 
private open space may include an area of land, a terrace, a balcony or deck.  


 


For all other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Part 1 General provisions  


1.4 Introduction  


Armidale Regional Council local government area has an area of 4,235 square kilometres, of which 
over 75% is rural land. The sparsely settled rural areas are predominantly made up of larger holdings 
used for wool and beef production. There are also some intensive agricultural enterprises such as 
piggeries and horticulture. Aside from agriculture, land uses on rural lands include forestry, mining, 
extractive industries and tourist accommodation. National Parks estate accounts for over 10% of 
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Armidale Regional Council’s LGA. Most National Parks are located along the eastern parts of the 
Great Dividing Range and adjoin rural properties or State Forest estate. Rural residential areas have 
developed on land surrounding Armidale, particularly since the 1980’s, and generally comprise either 
residential estates within a rural setting or larger ‘hobby’ farms. Rural residential living has become 
increasingly popular, offering the benefits of a rural lifestyle while maintaining easy access to 
employment and social and cultural activities in Armidale. The rural residential zones in the LEP apply 
to land surrounding Armidale, extending up to 8 kilometres from the city boundary. The planning 
controls for rural residential development are largely based on the recommendations of the Armidale 
Dumaresq Rural Residential Study (EDGE Land Planning, November 2004). Armidale is situated in the 
valley of Dumaresq Creek and is enclosed by hills and ridges covered by open woodland that create 
an attractive visual setting for the City and its immediate area. Beyond Armidale lies a further series 
of prominent hills and ridges, including Mount Duval a visual landmark on the Armidale skyline. 
Other hills and ridges which have prominent scenic values when viewed from the approach roads to 
Armidale include Arthur’s Seat and Knobs Hill to the south of the City and the ridge between Donald 
Road and Puddledock Road to the north east. The Environment Protection Zones in Council’s Local 
Environmental Plan (LEP) encompass elevated land which is both visually exposed to various vantage 
points and form an integral part of the skyline backdrop from these places. Whilst most of the land 
identified is clearly visible from different viewpoints within Armidale, hills and ridges which are 
visible as a skyline backdrop from the various approach roads to Armidale are also included to 
preserve the natural qualities of these elevated areas. The Environment Protection Zones in the LEP 
are based on the scenic values of the land. However, the areas are predominantly covered by native 
vegetation and therefore may also have biodiversity values requiring conservation. Some of the areas 
identified in the Armidale Flora and Fauna Study (1996) as having actual or potential habitat value as 
well as several of the proposed fauna corridors identified in the Armidale Greening Plan (2003) lie 
within areas that have been identified as having scenic values. Consequently, the provisions for the 
Environment Protection Zones in the LEP and this Code seek to protect and enhance not only the 
scenic values but also native vegetation, fauna corridors and other wildlife habitat in these areas. 
This chapter is to be read in conjunction with all relevant chapters in Section 2 Site Analysis and 
General Controls. All relevant matters relating to the development must be addressed in the 
development application, the SEE and on site analysis plans and site plans. The site analysis process 
may highlight the requirement for specialist reports to be undertaken. 
 
Prior to submitting an application, applicants are encouraged to consult with any neighbours 
regarding the proposed dwelling site. 
 
1.4 Objectives  


O.1 To effectively manage the natural, environmental and cultural resources and values of rural land. 
O.2 To protect and enhance the natural and built environment by ensuring that proposed 
developments relate to site conditions.  


O.3 To achieve visual integration and balance between natural and man-made elements.  


O.4 To facilitate restoration of indigenous plant communities areas on the periphery of Armidale.  


O.5 To preserve and enhance the rural character and landscape values of the rural and rural 
residential areas.  


O.6 To conserve and enhance the visual and biodiversity values of the hills and ridges around 
Armidale whilst allowing carefully managed development to occur.  


O.7 To reduce the potential for land use conflict in rural and rural residential areas.  


O.8 To provide for a range of land uses, services and facilities that are associated with a rural village.  
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O.9 To promote businesses and neighbourhood activities that serve the needs of the local 
community.  
 
1.5 Land to which this chapter applies  


This chapter applies to land in LEP 2012 zoned:  
 


RU1 Primary Production C1 National Parks and Nature Reserves 


RU3 Forestry C2 Environmental Management 


RU4 Primary production Small Lots C3 Environmental Living 


RU5 Village   


 
 
1.6 Types of development to which this chapter applies  


This chapter outlines the development controls for development in the Rural and Environment 
Protection Zones. The development controls focus on single dwellings, dual occupancy dwellings, 
alterations and additions to dwellings, and ancillary structures, being the most common type of 
development. In addition, this chapter also includes development standards for other types of 
development in these zones.  
 
1.7 Addressing the guidelines in this chapter  


The guidelines for development in rural and environmental protection zones are set out in this 
chapter. These are expressed in the form of objectives that need to be addressed for each 
development proposal. For each objective (O), ‘acceptable solutions’ (S) are provided which, if met, 
will ensure compliance. Alternative approaches may be proposed, provided these adequately 
address the relevant objectives and comply with legislation.  
 
1.6 Developer contributions  


Council may require, as a condition of development consent, that a financial contribution or 
dedication of land or provision of a material public benefit be made by a developer to provide for or 
upgrade public services or facilities for which the development is likely to create a demand. 
Developer contributions that apply to development in the rural and rural residential zones are 
contained within the Armidale Regional Council Contributions Plan and the Armidale and Guyra 
Water Supply and Sewerage Development Servicing Plans. Depending upon the likely demand for 
public services or facilities that a development proposal is likely to generate, Council may also require 
preparation of a specific Contributions Plan or enter into a Planning Agreement with the developer 
prior to determining a particular development proposal.  
 
Part 2 Building design and external appearance  


Objectives  


O.1 To ensure buildings blend, rather than contrast, with the existing and planned scenic values of 
the locality.  


O.2 To ensure design and siting of buildings provides adequate privacy and minimises 
overshadowing and overlooking for residents and other dwellings in the locality.  


O.3 To maximise solar access and passive heating and cooling principles to buildings and private 
open space.  


O.4 To encourage design that responds to the topographical features of the site.  
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S.1 The design of the building and slope of the roof are to reflect the topography of the site (eg. 
split level houses can be an appropriate design on sloping sites) to minimise the need for cut 
and fill associated with dwellings, landscape and driveway construction.  


S.2 Natural colours that blend with the colours of surrounding land and vegetation and are 
nonreflective shall be used for external building materials and other structures. Zincalume, 
white or silver coloured materials are not to be used as external materials for buildings and 
other structures, including above ground water storage tanks in the E3 and/or E4 zones.  


S.3 Buildings should be orientated for optimum sunlight to living rooms, ideally with living rooms 
to the north (living rooms include lounge, family, kitchen and dining rooms).  


S.4 Main living areas should open directly onto the private open space via large door openings, to 
allow adequate sunlight, natural light and ventilation into the house. S.5 Buildings should be 
designed to create cross ventilation, with well-considered placement of windows to draw 
breezes through the house.  


 
Part 3 Building height, bulk and scale  


Objectives  


O.1 To ensure that the height, bulk and scale of new buildings does not make them prominent in the 
landscape.  


 
3.1 Maximum height of dwellings and outbuildings  


3.1.1 Building heights in the RU1, RU3 and RU4 zones  


S.1 The height of a dwelling house, or the alterations and additions to an existing dwelling house 
must not exceed 10 metres from existing ground level to the highest point on the building roof.  


 


 
    (Source: NSW Government, 2024) 


 


S.2 The height of an outbuilding or the alterations and additions to an existing outbuilding on a lot 
in the RU1, RU3 or RU4 zone and the building is not a farm building or shed must not exceed  
4.8 metres from existing ground level to the highest point on the building roof.  


S.3 The height of an outbuilding or the alterations and additions to an existing outbuilding on a lot 
in the RU1,RU3 and RU4 zone and the building is a farm building or shed must not exceed 7 
metres from existing ground level to the highest point on the building roof. 


S.4 The highest point of a dwelling house or outbuilding referred to above must be at least  
5metres below the highest ridgeline of  any hill  within 100 metres of the dwelling or 
alteration. . 
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Note1: Ground level (existing) is defined as the existing level of a site at any point.  


Note 2: Existing ground level is measured vertically from the ground to the highest point on the 
roof line.  


 


3.1.2 Building heights in the RU5 zone  


S.5 The height of a dwelling house, or the alterations and additions to an existing dwelling house 
must not exceed 8.5 metres from existing ground level to the highest point on the building 
roof.  


S.6 The height of an outbuilding or the alterations and additions to an existing outbuilding on a lot 
must not exceed  4.5  metres from existing ground level to the highest point on the building 
roof.  


 


3.1.3 Building heights in the C1, C3 and C4 zones  


S.7 The height of a dwelling house, or the alterations and additions to an existing dwelling house 
must not exceed 8.5 metres from existing ground level to the highest point on the building 
roof.  


S.8 The height of an outbuilding or the alterations and additions to an existing outbuilding on a lot 
must not exceed 7 metres from existing ground level to the highest point on the building roof.  


S.9 The highest point of a dwelling house or outbuilding referred to above must be at least 2m. 
below the highest ridgeline of the hill on which the building is proposed to be erected.  


 


Part 4 Building setbacks 


 Objectives 


O.1 To ensure adequate separation is provided between dwellings and agricultural or other 
activities likely to cause land use conflict.  


O.2 To protect the privacy of residents.  


O.3 To protect residents from the impact of noise and dust from nearby public roads.  


O.4 To reduce risks from potential fires in adjacent unmanaged vegetation.  


O.5 To promote consistent and attractive streetscapes in village areas.  
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4.1 Front facade setbacks in all zones  


S.1 The front façade setback of any new dwelling in the RU4, C3 and C4 zones is to be a minimum 
of 20 metres from any public road.  


S.2 The front façade setback of any new dwelling in the RU1, RU3 and C1 zones is to be a 
minimum of 40 metres from any public road.  


S.3 A greater front façade setback may be required for land adjoining a classified road, if the noise 
assessment determines that this is necessary (see Chapter 2.7 -  Noise).  


S.4 If any new dwelling is proposed to be constructed less than 50 metres from the boundary of 
an unsealed public road, the road shall be upgraded to a bitumen sealed road for a minimum 
distance of 100 metres.  


 
4.2 Front facade setbacks in the RU5 zone  


S.5 The front façade setback of any new dwelling, dual occupancy or the alterations and additions 
to an existing dwelling house is to be a minimum of 4.5 metres from any public road.  


S.6 The front façade of any outbuilding is to be setback a minimum of 1 metre behind the front 
façade of the associated dwelling.  


S.7 If any new dwelling is proposed to be constructed less than 50 metres from the boundary of 
an unsealed public road, the road shall be upgraded to a bitumen sealed road for a minimum 
distance of 100 metres.  


4.3 Side and rear setbacks  


S.8 The wall of any new building or alterations and additions to an existing building shall be 
setback a minimum of 10 metres from a side boundary.  


S.9 The wall of any new building or alterations and additions to an existing building shall be 
setback a minimum of 15 metres from the rear boundary.  


S.10 Greater setbacks from side and rear boundaries may be necessary to avoid potential 
nuisance from existing activities on adjoining property, such as dust, spray drift or odour.  


 
4.5 Setbacks from unmanaged vegetation  


S.11 Where land is not identified as bushfire prone, but is adjacent to unmanaged vegetation, a 
10m. asset protection zone is to be maintained in accordance with the requirements of the 
NSW Rural Fire Service’s publication Standards for Asset Protection Zones.  


S.12 Where an asset protection zone is required and cannot be provided between the proposed 
development and any unmanaged vegetation, additional fire protection measures shall be 
required, and may include:  


a) Installation of a 1.8 metre high fence made of non-combustible materials between the 
development and any unmanaged vegetation. The bottom of the fence is to be in direct 
contact with the finished ground level or plinth; and  


b) Flooring systems (including frame, supporting posts, columns, stumps, piers and poles), 
windows, external doors, vents, weepholes, eaves, verandahs and decks being 
constructed in accordance with the requirements for Level 1 construction in the current 
Australian Standards (AS 3959 Construction of buildings in bushfire-prone areas). All 
developments on land that is designated as bush fire prone must meet the 
requirements of Planning for Bush Fire Protection 2006 and AS3959 Construction of 
buildings in bushfire-prone areas.  
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Part 5 Landscaping in the C3 and C4 zones  


Objectives  


O.1 To facilitate restoration and protection of indigenous plant communities on the periphery of 
Armidale.  


O.2 To ensure that landscaping of the site is carried out in a way that acknowledges and reinforces 
the scenic and biodiversity values of the land, including enhancement of habitat corridors.  


O.3 To provide benefits to residents by locating new landscaping for increased privacy, wind and 
sun protection, a pleasant outlook as well as attracting wildlife.  


S.1 A landscaping plan is to be provided for all development on land within the C3 and/or C4 
zones, other than alterations and additions to an existing dwelling.  


S.2 Driveways are to be tree-lined in order to reduce the prominence of the work and to screen 
the passage of motor vehicles.  


S.3 New plantings of native vegetation are to be provided to screen or reduce the visual impact of 
rural structures, such as large sheds and shade houses, when viewed from public roads or 
nearby dwellings.  


S.4 The landscape plan is to include details of the location and scientific and common names of 
new plantings and vegetation to be removed within the building envelope and for access 
roads.  


S.5 The landscaping plan is to include the location, type and materials of proposed fences on the 
property, including those that may be erected to protect native vegetation identified as being 
of significance in the flora and fauna assessment.  


S.6 Landscaping is to retain or improve connectivity with habitat on adjoining property.  


S.7 New plantings should be indigenous species, except where specific recommendations have 
been made for new plantings in the relevant flora and fauna assessment.  


 


Part 6 Fences  


Objectives  


O.1 To provide for fencing that is compatible with the rural landscape and scenic qualities of 
prominent hills and ridgelines.  


O.2 To allow fencing that is suitable for a variety of activities permitted in rural and environment 
protection zones.  


O.3 To ensure that fencing in areas of identified ecological significance is of a style that does not 
inhibit the movement of native wildlife.  


O.4 6.1 Fences in the RU1, RU3, RU4, C1, C3 and C4 zones  


 


S.1 Fencing shall be open form (wire, post and rail or similar). Post and rail fences are to remain 
natural timber or are to be painted or stained with colours which blend with the surrounding 
landform or vegetation.  


S.2 A stock proof fence is to be provided to all road frontages and public open space areas.  


S.3 Fencing along property boundaries is not to be metal panel fencing (of any height).  


S.4 Stock proof fencing may also be required to protect any areas of significant vegetation 
(particularly in zones C3 andC4).  
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S.5 Where land is identified to be habitat for native fauna (e.g. koalas), fencing is to be of a style 
that does not inhibit movement within the site or the areas of habitat on adjoining properties.  


 


6.2 Fences in the RU5 zone 


S.6 A front fence and any associated retaining wall must be located within the front setback area.  


S.7 Front fences shall be:  


a) up to 1.2m above existing ground level, or up to 1.5m high if more than 50% transparent;  


b) any brick or other solid portion of the fence above 600mm should not be more than 300 
mm wide and the remaining fence must be of open design.  


S.8 On corner lots the front fence style and height should continue around the corner to the 
secondary street to a point level with the front facade of the dwelling.  


S.9 Side fences on a corner lot are to be tapered from the height of the front boundary fence to a 
maximum height of 1.8m at the point level with the front facade of the dwelling.  


 


6.3 Gates and entrance structures  


S.10 Entrance gates and/or structures along road frontages shall be constructed using materials 
and designs that are in keeping with a rural landscape.  


 


Part 7 Vehicle access and driveways  


Objectives 


O.1 To ensure all development has legal and properly constructed access.  


O.2 To minimise the extent of private access arrangements over adjoining land (e.g. rights-of-
carriageway).  


O.3 To ensure that the standard of public roads is sufficient for traffic likely to be generated by a 
development.  


O.4 To minimise future costs to the community associated with road improvement and 
maintenance.  


O.5 To ensure property access is located with safe sight distances on public roads.  


O.6 To ensure that internal access roads are sited to minimise impacts on the environment and 
are constructed to a standard suitable to provide safe access for residents, employees and 
emergency services.  


7.1 Access 


Land upon which a development is to be carried out must have legal and properly constructed 
access. Depending on the circumstances, the following options are available for providing access:  


• Public Road as defined under the Roads Act, 1993  


• Construction and dedication of a Crown Road as a Council public road Right-of-Carriageway  


• Undedicated Roads (eg Ministerial or Forestry Road) The circumstances under which the 
above options are acceptable to Council, as well as the requirements for each option, are 
provided below.  


 
7.1.1 Public road  
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S.1 Land having frontage to an existing dedicated Public Road that is maintained by Council for the 
purpose of a public road may obtain access from the road, subject to compliance with the 
Driveways section below. Where the development is for a new dwelling, dual occupancy or the 
alterations and additions to an existing dwelling house or dual occupancy, improvements to 
the existing public road will not be required.  


S.2 If any new dwelling is proposed to be constructed less than 50 metres from the boundary of 
an unsealed public road, the road shall be upgraded to a bitumen sealed road for a minimum 
distance of 100 metres.  


S.3 Developments expected to generate significant traffic may require existing public roads to be 
upgraded to a suitable and safe standard for the use.  


S.4 Where the lot or holding on which the development is proposed to be carried out has 
frontage to an existing Public Road that is unconstructed or is not maintained by Council for 
the purpose of a public road, the full cost of upgrading that road to Council’s specification is to 
be borne by the developer. Council’s minimum standard for new rural roads is specified in the 
table below:  


 
Table 1: Minimum road access standards  
All road construction shall comply with the requirements of Council’s Engineering Code, and the 
relevant Australian Standards and Austroads Guidelines. 
 


LEP Zone Minimum Road Standard 


RU1, RU3, RU4 and C1 Single lane gravel road nearest Council 
maintained and constructed public road. 


C3 and C4 Single lane sealed road to nearest sealed 
Council maintained and constructed public 


road. 


RU5 Half width construction of a two-lane sealed 
road. 


 
 


7.1.2 Construction and dedication of a Crown Road as a Council Public Road  


S.5 Where access is proposed via a Crown Road, the road is to be constructed by the developer to 
Council’s Engineering Code specifications and dedicated as a Council public road.  


S.6 The applicant is to provide written agreement from the responsible authority (currently NSW 
Crown Lands) for the use of the Crown Road for access.  


7.1.3 Right-of-Carriageway  


S.7 Access by right-of-carriageway is not encouraged and will only be permitted in cases where no 
other practical alternative exists.  


S.8 The right-of-carriageway shall only serve one lot or holding and must not be located on a lot 
containing an existing right-of-carriageway.  


S.9 The right-of-carriageway shall have a width of not less than 20 metres. 


7.1.4 Undedicated roads  


Undedicated roads are roads that are not dedicated as Council or Crown Roads and include Forestry 
Roads, Rural Lands Protection Board reserves and Ministerial Roads.  
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S.10 The applicant is to provide written agreement from the responsible authority for the use of 
the road for access.  


7.2 Driveways  


S.11 Provision of an adequate all weather access will generally require gravelling from the road 
shoulder to the boundary and in most cases will require the provision of a piped gutter 
crossing in accordance with Council’s Engineering Code.  


S.12 Where the land adjoins an existing sealed public road, the driveway shall be sealed from the 
road shoulder to the boundary.  


S.13 The driveway shall be located so as to minimise earthworks and removal of vegetation in the 
road reserve.  


S.14 Entrances shall be limited to one per lot unless approved otherwise by Council. The 
relocation of an existing entrance may require the complete removal of the existing entrance.  


S.15 Direct access to a classified road will not be permitted where another practical option exists.  


S.16 Any new driveway on a classified road shall be located and constructed in accordance with 
the requirements of the relevant road authority.  


S.17 Any new driveway on a local road shall have safe intersection sight distance in accordance 
with Table 3.2 of Austroads 2010. The minimum required sight distances are specified below:  


 


Design Speed Minimum Safe Intersection Sight Distance 


40 km/h 73 metres 


50 km/h 97 metres 


60 km/h 123 metres 


70 km/h 151 metres 


80 km/h 181 metres 


90 km/h 214 metres 


100 km/h 248 metres 


 
 


7.3 Internal access roads  


S.18 Internal access roads shall be designed to avoid the need for large areas of cut and fill or the 
removal of significant native vegetation.  


S.19 Internal access roads shall not have a grade exceeding 15%, unless it is proposed to be 
constructed and sealed by the Applicant, in which case the grade must not exceed 20%.  


S.20 Internal access roads shall be constructed to provide all weather access to provide safe 
access for residents, employees and emergency services.  


S.21 Internal access roads shall avoid crossing waterways, particularly major creeks/rivers. Any 
bridges and pavements shall be capable of carrying a load of 15 tonnes with load ratings to be 
clearly indicated on the structure.  


S.22 To reduce their visual impact, internal access roads are to follow contours wherever 
practicable and in the E3 and E4 zones are to be landscaped (refer to Part 9 - Landscaping).  


S.23 Internal access roads shall have a minimum carriageway width of 4 metres and a minimum 
vertical clearance of 4 metres. Curves shall have a minimum inner radius of 6 metres and a 
minimum distance of 6 metres between inner and outer curves.  
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S.24 For dwellings where the furthest external part of the proposed dwelling is greater than 70 
metres (unobstructed) to the nearest hydrant, a loop road around the dwelling or a turning 
circle with minimum 12 metre outer radius shall be provided.  


S.25 Internal access roads shall not be located on prominent hilltops or ridgelines.  
 


Part 8 Utility infrastructure  


Objectives  


O.1 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 
provided with services in accordance with that Plan.  


O.2 To ensure internal services are positioned for effective use of land and access by servicing 
authorities.  


O.3 To ensure that all development has adequate water supply to meet domestic/commercial, 
and fire fighting demands.  


O.4 To ensure that satisfactory provision is made for the safe and nuisance free disposal of 
effluent.  


O.5 To ensure that an adequate electricity supply is available for the intended use.  


 


8.1 Water supply  


S.1 Development (other than alterations and additions to an existing dwelling) on land in the 
‘Water DSP Development Area’ in Council’s Development Servicing Plan for Water and 
Sewerage must connect to Council’s reticulated water supply if the land is located within 225 
metres of an existing water main.  


S.2 Development (other than alterations and additions to an existing dwelling) on land in the 
‘Water DSP Development Area’ in Council’s Development Servicing Plan for Water and 
Sewerage that is greater than 225 metres from an existing water main must connect to 
Council’s reticulated water supply, except where the applicant can justify, to Council’s 
satisfaction, that a reticulated supply is not required based on the criteria below:  


a) the type and scale of the development relative to its proximity to the existing reticulated 
water supply system.  


b) the sequence of infrastructure provision identified under the Development Servicing Plan 
for Water and Sewerage relative to the proposed development.  


c) potential future development of nearby land, including type and timing of 
development(s).  


d) the ability of on-site water supply to provide for domestic/commercial demands and a 
reliable fire fighting reserve.  


e) the economic feasibility of connection to a reticulated water supply compared to 
providing on-site water storage. A cost benefit analysis is to be submitted, including the 
total cost to install, run and maintain an on-site water supply system compared to the 
cost of providing reticulated water supply over a substantial period being 20 years.  


S.3 Where the development will not be connected to Council’s reticulated water supply, it will be 
required to have not less than 70,000 litres of domestic water storage per dwelling. Although 
not specifically required by Council, it is recommended that landowners consider providing a 
greater storage capacity.  
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S.4 In addition to the minimum quantities of domestic water storage required above, a dedicated 
reserve for fire fighting purposes of not less than 20,000 litres shall be provided. This may be 
reduced to 10,000 litres for development in the RU5 zone on land having an area of less than 1 
hectare. For development on bush fire prone land as identified on Council’s Bush Fire Prone 
Land Map certified by the Rural Fire Service, additional storage capacity may be required.  


S.5 The dedicated fire fighting water supply tank shall: 


 a) include a 65mm Storz fitting and ball or gate valve, or if the tank is in ground, it shall be 
fitted with a 200mm x 200mm child proof access hole.  


b) provide for fire fighting appliances (i.e. trucks and tankers) to gain access to within 4 
metres of the tank.  


c) include a minimum 3kW (5hp) petrol, diesel or generator powered pump, including 
appropriate fittings.  


S.6 Water supply and fire fighting measures for development other than residential development 
will be assessed on its merits in each case having regard to the above objectives.  


 


8.2 Sewerage systems  


S.7 Development (other than alterations and additions to an existing dwelling) on land within the 
‘Sewer DSP Development Area’ in Council’s Development Servicing Plan for Water and 
Sewerage must connect to Council’s reticulated sewerage system if the land is located within 
75 metres of an existing sewer main.  


S.8 Development (other than alterations and additions to an existing dwelling) on land within the 
‘Sewer DSP Development Area’ in Council’s Development Servicing Plan for Water and 
Sewerage that is greater than 75 metres from an existing sewer main must connect to 
Council’s reticulated sewerage system, except where the applicant can justify, to Council’s 
satisfaction, that connection to Council’s sewerage system is not required based on the criteria 
below:  


a) The proposed on-site sewerage management system(s) must be able to demonstrate 
that it can satisfy Council’s Policy POL 225 – Regulatory: Local Approvals Policy - Onsite 
Waste Water Systems.  


b) The case for on-site waste management is consistent with the type and scale of the 
development relative to its proximity to the existing reticulated sewerage system.  


c) The sequence of infrastructure provision identified under the Servicing Plan relative to 
the proposed development.  


d) The case for on-site waste management considers potential future development of 
nearby land, including type and timing of development(s).  


e) A case for on-site waste management is consistent with and accounts for future 
development on the subject land with respect to the area of the land parcels, type of 
development and sensitivity of the environment.  


f) The economic feasibility of connection to Council’s sewer compared to providing an on-
site sewerage management system. A cost benefit analysis is to be submitted, including 
the total cost to install, run and maintain an on-site system compared to the cost of 
connecting to the sewer over a substantial period being 20 years.  


S.9 On all other land on-site effluent disposal is acceptable subject to satisfying Council’s Policy 
POL 225 – Regulatory: Local Approvals Policy - On-site Waste Water Systems.  
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8.3 Stormwater drainage  


S.10 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 
Protection and Stormwater Drainage.  


 
8.4 Electricity supply  


S.11 Electricity supply requirements are outlined in Chapter 2.1 Site Analysis.  
 
8.5 Solar panels and solar heat pumps  


S.12 Location and installation of all solar panels and solar heat pumps must comply with the 
provisions of the State Environmental Planning Policy (Transport and Infrastructure) 2021.  


S.13 Where solar panels are installed on a heritage item, they must be designed and located in 
accordance with the ‘Solar and Wind Energy Installations’ provisions in Chapter 2.4 European 
Heritage. These heritage provisions provide information on the materials, colour, height and 
streetscape considerations for solar installations.  


 
Part 9 Earthworks  


S.1 Where earthworks are required, including excavation, fill, retaining walls, batters and 
geotechnical investigations (including soil, slip and spring activity), the relevant provisions in 
LEP 2012 Clause 6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment 
must be applied.  


 
Part 10 Open fireplaces  


O.1 To protect the amenity and air quality of the region.  
 
S.1 Open fire places are not permitted in any zone.  


 
Part 11 Definitions  


For definitions of terms used in this chapter, see the LEP 2012 Dictionary.  
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Part 1 General Provisions  


1.1 Introduction  


Armidale is served by a single Central Business District (CBD) supported by business areas outside the 
CBD and a number of smaller neighbourhood centres and corner stores.  


Guyra town includes a number of areas that constitute ‘employment lands’ – i.e. areas that provide 
for job creation and ongoing employment within the town. These are zoned for commercial or 
industrial land uses, and are intended to support the development and operation of various business 
enterprises. 


This chapter provides a guide for commercial and residential development in the business zones that 
preserves and enhances the character of each locality and outlines the matters that should be taken 
into account when considering development proposals.  


Armidale Regional Local Environmental Plan 2012 provides details of the uses permitted and/or 
prohibited on employment lands areas. This chapter provides further guidance on how development 
should be conducted for these land use zones.  


Additional planning requirements that must also be met in particular circumstances are provided in 
other chapters of this DCP. Therefore, this chapter should be read in conjunction with other chapters 
that are relevant for particular developments including: Subdivision, Access and Parking, Signage and 
Outdoor Advertising, and Commercial Use of Public Footways. 
 
1.2  Objectives  


The objectives of this chapter are:  


O.1 To provide quality urban design solutions to establish, complement or enhance the attraction 
or unique character of an area.  


O.2 To protect the natural, cultural and heritage significance of a locality by ensuring that new 
development is compatible with its surroundings and the broader urban context.  


O.3 To provide guidelines for future development that will strengthen the character of the CBD 
and surrounding business areas within Armidale and Guyra.  


O.4 To ensure harmonious and attractive living environments for residents and visitors by 
ensuring that development does not result in unacceptable amenity impacts on adjoining 
development.  


O.5 To provide for safe and efficient traffic movements and a pedestrian and cycle system that 
provides effective access within and to business areas, including people with disabilities.  


 


1.3 Land to which this chapter applies  


This chapter applies to land in LEP 2012 zoned:  


E1 Local Centre E3 Productivity Support 


E2 Commercial Centre MU1 Mixed Use 


 


1.4 Addressing the guidelines in this chapter  


The guidelines for development in the business zones are set out in this chapter. These are expressed 
in the form of objectives which need to be addressed for each development proposal. For each 
objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
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Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  


1.5 Developer contributions  


Council may require as a condition of development consent that a financial contribution or 
dedication of land or provision of a material public benefit be made by a developer to provide for or 
upgrade public services or facilities for which the development is likely to create a demand.  
 
Developer contributions that apply to development in the residential zones are contained within the 
Armidale Regional Council Section 7.12 Contributions plan 2018, 2022 revision, Armidale Regional 
Council Section 7.11 Contributions plan 2018 – Heavy Vehicles, the Armidale Dumaresq Servicing Plan 
for Water & Sewerage - Amended July, 2009, Guyra Development Servicing Plan for Water, 2015 and 
Guyra Development Servicing plan for Sewer, 2015. Depending upon the likely demand for public 
services or facilities that a development proposal is likely to generate, Council may also require 
preparation of a specific Contributions Plan or enter into a Planning Agreement with the developer 
prior to determining a particular development proposal.  
 
Part 2 General design principles  
 
The character and distinguishing elements within the CBD of Armidale have been substantially 
established over many years and consequently new proposals will predominantly be for 
redevelopment of existing sites and infill development. New development should seek to 
complement or enhance these features and characteristics. Development should contribute to the 
local context and this involves identifying the desirable elements of the current character of an area 
or the key aspects of character that are important to its future.  
 
Part 3 Landmarks and heritage  
 
Landmarks provide a positive contribution to Armidale’s architectural landscape. The Armidale town 
centre has a number of heritage buildings including cathedrals and churches, banks, hotels, retail and 
government buildings. These buildings are located at prominent sites, often at road intersections. 
The location of existing and proposed landmark sites identified by the CBD Outline Plan and 
intersections recommended by the Armidale Streetscape Design Project – Masterplan Report 
(Environmental Partnerships, 2003) for threshold type entrance treatments are shown in Appendix 1.  
 
In addition, the Armidale CBD includes many heritage items and a heritage conservation area. LEP 
2012 lists the heritage items and shows the extent of the heritage conservation area. Additional 
guidelines for development affecting heritage items or in the heritage conservation area are in 
Chapter 2.3 European Heritage of this DCP. Redevelopment of sites in the vicinity of landmarks 
should complement these buildings while making their own architectural statement. Landmark sites 
require particular attention to street presentation. Incorporation of a landmark feature may be 
appropriate to create interest and provide the building with a recognisable identity. The broad 
objectives for landmark sites are that: a) they ‘fit in’ with the heritage character of the CBD and 
surrounding Precincts; and b) they have human scale building design in pedestrian locations.  
 
Part 4 Community safety  


Objectives  


O.1 To reduce the opportunity for crime to occur through the effective planning, design and place 
management.  
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O.2 To ensure building design considers casual surveillance, territorial reinforcement, access 
control, space management and effective lighting.  


 
4.1 Crime Prevention Through Environmental Design (CPTED)  


• Surveillance - refers to the ability to see and be seen by others by maximising visibility. The 
three types of surveillance that may be employed are natural, formal and technical.  


• Access control - uses physical and symbolic barriers to restrict, encourage and channel 
pedestrian and vehicle movement.  


• Territorial reinforcement - uses features and strategies that encourage or enhance a 
community’s sense of responsibility for places and facilities.  


• Space management - involves the formal supervision, control and maintenance of urban space.  


 
4.2 CPTED assessment  


S.1 A CPTED assessment must be provided for the following types of development:  


a)  Multiple units, townhouse/villa developments (20 or more dwellings);  


b)  Mix use developments, (with 20 or more dwellings);  


c)  New or upgraded commercial/retail developments (major works);  


d)  New industrial complexes with multiple industrial units;  


e)  New or upgraded schools (major works);  


f)  Large sports and community facilities;  


g)  Clubs/hotels (ie upgrades, extended hours, gaming rooms etc);  


h)      Service stations/convenience stores/installation of ATM’s; 


i)  Hospitals;  


j)  Unusual developments (ie arcades, brothels, adult shops, amusement centres, upgrade 
of Department of Housing properties).  


 
4.3 Lighting assessment  


S.2 The required level of lighting will vary according to the level of night-time activity and the 
perceived risk of crime. The Australian Standard AS1158.3.1 Pedestrian area (Category P) 
lighting – Performance and installation design requirements give recommended illumination 
levels for spaces with a variety of functions and local requirements.  


 


Part 5 Development in the Armidale CBD  


This Part applies specifically to development within the Armidale CBD that is zoned E2 – Commercial 
Centre or MU1 – Mixed Use. The CBD contains the traditional core of retail and commercial activity in 
Armidale. The intent is to retain the core retail and commercial activity within this locality and 
enhancing its role in providing tourist and entertainment facilities. The following objectives include 
an emphasis on a mix of retail, commercial and residential development. In multi-storey, mixed-use 
developments retail uses are preferred on the ground floor with office and/or residential 
development at the first-floor level and above. The future character for the CBD core and the 
framework for future development in this area are represented in Appendix 1.  
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This part also applies to development in the Guyra CBD that is zoned E1 – Local Centre and MU1 – 
Mixed Use. The Guyra CBD E1 zone contains a number of heritage items; as such, any proposals for 
development in the Guyra CBD E1 zone need to also have regard to the provisions of Chapter 2.3 
European Heritage in this DCP. 


Objectives  


O.1 To encourage landmark developments and redevelopments at selected sites.  


O.2 To encourage a mix of retail (supermarkets, specialty shops and services) and office uses to 
maintain a strong trading function.  


O.3 To create integrated public transport, vehicle and pedestrian networks.  


O.4 To promote good design that provides functional and attractive buildings and spaces which 
improve the character of the area.  


O.5 To integrate residential accommodation and business uses in the CBD to create a dynamic 
business precinct.  


O.6 To create linkages and unity in the streetscape by consideration of important design cues such 
as height, shape, external materials and proportion of neighbouring buildings. 


 
5.1 Design  


S.1 The colours and external building materials used are to be selected to ensure that all buildings 
blend with the surrounding streetscape/landscape and any other business development in the 
locality.  


S.2 Building layouts should encourage continuous street frontages.  


S.3 Street level interfaces should promote all weather activity by providing solar and rain 
protection.  


S.4 Monotonous facades that provide little relief or detail by use of architectural 
features/decoration should be avoided.  


S.5 The design should not mimic other buildings but make its own architectural statement and is 
aesthetically sympathetic to the existing streetscape.  


S.6 Buildings should address the street frontage to ensure building facades do not detract from 
the existing streetscape character.  


S.7 Roof structures including plant rooms, air conditioning units, rooftop recreational facilities and 
the like should be designed and incorporated into the building in a way that is attractive and 
screened from view from a public place or road.  


S.8 Overshadowing should avoid an unreasonable reduction in sunlight access to the open space 
of surrounding properties and public spaces regularly used by pedestrians.  


S.9 Design should have regard to the concept of view sharing and the degree to which a proposed 
development interrupts existing and critical view corridors.  


 


5.2 Development on land adjoining land zoned R1 General Residential  


Development on land adjoining a residential zone should not have a significant adverse impact on 
the amenity of the residential areas in the vicinity. Adverse impacts which may arise include:  


a) Noise associated with the amount of traffic generated by the development;  


b) The type of traffic generated by the development (cars, delivery vehicles etc);  
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c) Location of car parking and loading/unloading areas;  


d) Hours of operation;  


e) Headlight glare from vehicles within the site;  


f) Odour;  


g) Nuisance caused by illumination of the development for advertising and/or security 
reasons; and 


h) Visual impact associated with the setback of the development from the common property 
boundary and the design and scale of the development. 


5.3 Building height, bulk and scale Objectives  


O.1 To ensure the bulk, height and scale of the development are compatible with the existing 
streetscape to prevent any adverse impacts on the amenity, solar access and private open 
space of adjoining development and public spaces.  


O.2 To provide a visual transition between the business zones and adjoining residential zones.  


O.3 To enhance the streetscape character through landscaping elements to visually integrate the 
development with the environment.  


O.4 To allow residential activity that is compatible with and supports business and retail 
development in the CBD and at neighbourhood shopping centres.  


S.10 Building facades should be designed so that the height, bulk and scale is appropriate and in 
proportion to the prevailing scale of the street and the surrounding buildings.  


S.11 The maximum height of a building located on land to which this chapter applies must not 
exceed:  


a) the maximum height shown for the land on the Height of Buildings Map for LEP 2012;  


b) if there is no such applicable maximum height specified - 12 metres (measured from 
ground level to the highest point on the building’s roof).  


 
5.4 Building setbacks  


Objectives  


O.1 To ensure that setbacks define the boundary between private and public space, complement 
the existing setbacks of surrounding buildings, and contribute to the character of the 
immediate streetscape.  


O.2 To provide a visual transition between the business zones and adjoining residential zones.  


O.3 To ensure buildings incorporate fire protection measures where setback requirements are 
reduced.  


S.12 A zero front setback is acceptable in the E1, E2 and MU1 zones where the height of the 
building does not exceed 10 metres.  


S.13 Where the height of the building exceeds 10 metres, that part of the building exceeding 10 
metres is to be setback 1 metre from the street boundary for each metre by which the building 
exceeds 10 metres in height. For the purposes of this control, the height of a building refers to 
the greatest vertical distance between the footpath level abutting the frontage of the site to 
the topmost point of that building.  
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S.14 Where zero side and rear setbacks are proposed, the building must demonstrate compliance 
with the relevant provisions of the Building Code of Australia (BCA) for the specific class of 
building.  


S.15 Where residential development is ‘shop-top housing’ setbacks may be consistent with the 
setbacks of the commercial or business development where it can be demonstrated that there 
is an acceptable design treatment of potential impacts such as overshadowing, privacy or view 
loss.  


S.16 No part of a building or above ground structure may encroach within a setback except for 
awnings, bay windows and balconies.  


S.17 Where a proposal is for a mixed use comprising commercial and/or retail premises with 
residential development, the retail and commercial components are to be located:  


a) for single storey developments, towards the street frontage with residences to the rear.  


b) for multi-storey development, at ground level with residences above or to the rear.  


 
5.5 Traffic flow and carparking  


S.18 No direct vehicular access to carparks from Beardy Street, between Marsh and Jessie Streets 
is permitted.  


S.19 On-site parking, loading and service areas should be provided behind the building line.  


 
5.6 Pedestrian access  


S.20 Link car parking areas to the Armidale Mall via internal and external pedestrian walkways.  


S.21 Link areas of new development within the CBD to the Central Mall through arcades, where 
possible, through the extended use of quality pavements and themed street tree planting.  


S.22 Arcade links are to provide quality pavements for pedestrian access, partial glazing to arcade 
roofs to allow maximum light, and landscape elements where applicable.  


S.23 Provision of full width paved footpaths is required on all street frontages and side streets.  


 


5.7 Landscaping  


Objectives  


O.1 To ensure that sites are landscaped in order to improve air quality, and provide shade, vertical 
elements and visual amenity.  


O.2 To reduce the impact of the bulk height and scale of buildings and large, hard surfaced areas.  


O.3 To ensure that planting and site preparation is planned and undertaken to optimise prospects 
for the survival and good health of the landscaping.  


O.4 To maintain a visual buffer to road frontages and neighbouring properties, while still allowing 
safe visibility and passive surveillance on site.  


O.5 To ensure the location and species of landscaping does not prejudice safety aspects such as 
sight distances.  


O.6 To ensure that site landscaping employs appropriate species for the local climate.  


O.7 To provide plantings that minimise potential for damage to pavements, property and/or 
infrastructure.  
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For retail and commercial developments (other than in E3 – Productivity Support zone), there are no 
specific landscaping standards in terms of minimum area or site coverage, other than for 
landscaped areas in carparks (see Chapter 2.9 Parking). However, proposals are to show that 
landscaping of the site has been considered by taking into consideration:  


S.24 Providing appropriate shade for carparking areas or pedestrian routes between buildings 
within a development.  


S.25 Improving stormwater quality and reducing the quantity of stormwater, for example by using 
plants with low water demand and low fertilizer requirements and utilising permeable 
surfaces.  


S.26 Improving the solar performance within the development, for example by appropriate 
selection and siting of deciduous and evergreen trees.  


S.27 Screening carparking areas and service areas, such as loading docks and waste storage 
collection areas.  


S.28 Contributing to streetscape character by using planting and landscape elements appropriate 
to the character of the streetscape and scale of the development.  


S.29 Visually softening the bulk of large development when viewed from public areas in the 
vicinity of the development.  


All landscaping is to relate to the streetscape and context within which the development is sited. 
Opportunities to integrate the development into public open space areas are encouraged. To ensure 
a high quality of landscaping to complement the quality of development within adjoining areas, a 
suitably qualified or experienced Landscape Consultant/Contractor should be engaged to design 
landscape works associated with major developments. Consideration should be given to the 
potential impacts of plant species at maturity on proposed buildings, adjoining properties and utility 
services (above and below ground), and the minimisation of future maintenance by taking into 
account practical establishment and long-term management of landscape elements.  


 
5.8 Works in public areas – Armidale CBD Masterplan Report  


Development works on public land may be required, particularly for major developments. These 
works may involve streetscape improvements and infrastructure provision in the road reserve 
including paving, landscaping, seating, rubbish bins, and pedestrian facilities. Where public 
infrastructure is to be provided as part of the development, Council will take into consideration the 
extent to which the proposal is sympathetic to or consistent with the following recommendations of 
the Armidale CBD Streetscape Design Project – Masterplan Report (Environmental Partnerships, July 
2003). The Masterplan Report suggests the following elements:  


• Avenue tree planting to inner town centre streets with semi-mature deciduous tree 
specimens. 


• ‘Off-road’ parking facilities with themed signage. 


• Identification of the existing by-pass traffic route by the use of signage and boulevard tree 
planting.  


• Installation of signage and landscaping at critical intersections – ‘threshold style 
treatments’.  


• New plantings to be as mature (size and spread) as possible, and be installed with quality 
soil mix, fertilizer, irrigation etc to promote maximum growth.  


• Footpath pavement materials in accordance with Council’s preferred footpath surface 
treatment strategy.  
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The Masterplan Report notes that development of a theme is important to identify the City Centre 
and major traffic routes by-passing the CBD. It recommends that only one or two species be used, 
with accent trees featured at key intersections, ‘threshold entries’ and major pedestrian crossings. 
Mature street trees should be retained, and where required new tree planting should be continued 
to complete the street-side avenue effect.  


The Masterplan Report recommends that the major by-pass route (Barney and Marsh Streets) and 
the inner CBD roads (Jessie, Dangar, Faulkner and Dumaresq Streets) be differentiated using themed 
street tree planting.  


S.30 All works on public land (including street tree planting and street furniture) are to be 
consistent with Council’s requirements.  


S.31 Works on public roads must be approved under the Roads Act 1993.  


 
Part 6 Development in E3 – Productivity Support zone  


This Part applies to development within the E3 – Productivity Support zone.  


6.1 Subdivision  


Objectives  


O.1 To provide sites of sufficient dimensions to accommodate potential uses, vehicle parking and 
manoeuvring areas and landscaping  


O.2 To ensure that services are provided in an orderly and efficient manner to meet the 
requirements of future potential users. 


 S.1 All lots created by the subdivision must have a minimum frontage of 20 metres.  


S.2 All new lots created by a subdivision must have legal and properly constructed access with the 
minimum road standard specified in Council’s Engineering Code.  


S.3 Subdivisions creating more than 10 lots and accessed by a cul-de-sac are to have an 
alternative emergency vehicular access.  


S.4 Each lot created by subdivision of land must be provided with a connection to Council’s 
reticulated water supply.  


S.5 Water systems must be:  


a) designed to the standards specified in Council’s Engineering Code; and  


b) designed to be easily accessible and maintained.  


S.6 Each lot created by subdivision of land must be provided with a connection to Council’s 
reticulated sewerage system.  


S.7 Sewerage systems must be designed: 


a) to the standards in Council’s Engineering Code;  


b) to allow each new lot to be serviced by gravity drainage; and  


c) to be easily accessible and maintained. 


S.8 Connections to a reticulated electricity, telecommunication and NBN system are to be via an 
underground supply system that meets the servicing authority’s requirements.  
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6.2 New buildings or extensions - design Objectives  


O.1 To promote development which is both functional and attractive in the local context through 
appropriate design.  


O.2 To ensure that future development creates or maintains a high level of visual and 
environmental quality in keeping with the character of the area.  


S.9 Showroom display areas, ancillary offices, staff amenities and other low-scale building 
elements should be, wherever practical, be located at the front of the premises.  


S.10 The colours of external building materials used are to be selected to ensure that all buildings 
blend with the surrounding streetscape/landscape and any other business development in the 
locality.  


 
6.3 Building height, bulk and scale  
 
Objectives  


O.1 To ensure the bulk, height and scale of the development are compatible with the existing 
streetscape to prevent any adverse impacts on the amenity, solar access and private open 
space of adjoining development and public spaces.  


S.11 Building facades should be designed so that the height, bulk and scale is appropriate and in 
proportion to the prevailing scale of the street and the surrounding buildings.  


S.12 The maximum height of a building located on land to which this chapter applies must not 
exceed 12 metres (measured from ground level to the highest point on the building’s roof).  


 


6.4 Building setbacks  


Objectives  


O.1 To ensure that setbacks define the boundary between private and public space, complement 
the existing setbacks of surrounding buildings, and contribute to the character of the 
immediate streetscape.  


O.2 To provide a visual transition between the business zones and adjoining residential zones.  


O.3 To ensure buildings incorporate fire protection measures where setback requirements are 
reduced.  


S.13 In the E3 – Productivity Support zone, the front façade setback is to be a minimum of 10 
metres from any road frontage.  


S.14 On corner sites, a 4 metre setback applies to the secondary frontage.  


 
6.5 Landscaping, storage areas and fencing  


Objectives  


O.1 To protect and enhance the appearance of areas used for business parks, particularly due to 
the location of the E3 – Productivity Support zone which is in the vicinity of the University of 
New England and is within view of the Armidale bypass.  


O.2 To provide a landscape buffer between business development and adjoining or adjacent non-
business uses whilst enhancing the general streetscape and amenity of business parks.  
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O.3 To ensure that landscaped areas are an integral part of the site.  


O.4 To encourage plantings in scale with the height and bulk of the proposed building on the land. 


S.15 Existing trees on the site should be retained and building envelopes designed to minimise 
tree removal. S.16 Plantings should be:  


a) selected having regard to their future maintenance requirements and likely growth.  


b) suited to Armidale’s climate and produce environmental and climatic benefits.  


c) mature or semi-mature plants so that ‘instant effect’ may be achieved.  


d) consistent with findings or recommendations of any flora study that may have been 
carried out to support the development application.  


e) in scale with the height and bulk of the building and include species that will grow to a 
height consistent with the building height. Trees to be planted between a new building 
and the street frontage should be selected to achieve a mature height at least 
equivalent to the ridge height of the roof of the new building.  


S.17 The following areas are to be landscaped:  


a) Between the front boundary and building line (10m setback) exclusive of approved 
access ways. This area is not to be utilised for car parking. Any security fences shall not 
encroach onto the setback.  


b) Within the off-street parking area.  


c) Areas not otherwise utilised for approved building, parking or off-street loading.  


S.18 All open areas for the storage of plant, goods and/or materials shall be screened from the 
public road by means of a suitable screen wall of face brick or masonry matching the building 
façade.  


S.19 No plant, goods and/or materials shall be placed, stored or otherwise stand between the 
buildings, or screen walls, and the street alignment or Armidale bypass boundary. S.20 The 
location and species of trees should consider underground services, aboveground services and 
buildings in the vicinity. New tree plantings are to be a minimum of 3 metres horizontal 
distance from buildings or underground services. S.21 Landscaping beds shall:  


a) Have soil depth of at least 1 metre.  


b) Have edged support.  


c) Be mulched.  


d) Have access to water – an outdoor tap, or where lots are larger than 1000m2 an 
automated watering system is to be provided.  


S.22 Fences are to be a maximum of 3m above existing ground level. Fences along the site 
frontage are not to be constructed of solid material more than 1m above finished ground level.  


 
6.6 Vehicular access  


Objectives  


O.1 To ensure the safe movement of all forms of vehicular traffic and pedestrians.  


S.23 All developments fronting Madgwick Drive shall be serviced by a singular access drive with 
clear lines of sight, with access being designed off an alternative minor road. Access is denied 
to the Armidale bypass, which is a controlled access road. Each vehicular crossing shall be not 
less than 6 metres, nor greater than 9 metres in width.  
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S.24 Vehicle manoeuvring, driveways, turning circles etc must be designed in accordance with the 
current edition of AS 2890.1 and AS 2890.2.  


S.25 All parking and vehicle manoeuvring areas are to be a sealed surface (i.e. concrete or 
bitumen) – including both public parking areas, and operational areas such as loading docks, 
staff parking, or vehicle manoeuvring.  


S.26 All car parking spaces and access are to be in accordance with Chapter 2.9 Parking of this 
DCP.  


S.27 All buildings must be provided with a loading bay so that loading/unloading facilities take 
place wholly within the subject lot.  


S.28 Loading bays must be located:  


a) behind the front building line, and  


b) so that they are not facing a dwelling on an adjacent lot. S.29 Loading areas must be 
designed in accordance with the current edition of AS 2890. S.30 Directional signage is 
to be provided on-site that directs visitors to the public parking and building entrance. 
S.31 Directional signage is to be provided for delivery vehicles entering the site.  


 
6.7 Streetscape  


S.32 A concrete footpath to Councils standards is required to the frontage of:  


a) all new development on a vacant site. 


b) a site where the work for alterations and/or additions is more than 25% of the existing 
development (including external works).  


S.33 Street tree planting to Council’s standards is required to the frontage of:  


c) all new development on a vacant site.  


d) a site where the work for alterations and/or additions is more than 25% of the existing 
development (including external works).  


6.8 Caretaker’s residence  


O.1 To ensure that any caretaker’s residence is subsidiary and ancillary to the primary use of the 
property.  


S.34 There must only be one caretaker’s residence per lot.  


S.35 The caretaker’s residence must appear to be part of the new building or alterations and 
additions, and not be a separate residence from the main development.  


S.36 The residence should be located to maximise natural surveillance of the site in the first 
instance, but also provide solar access to the living areas wherever possible.  


S.37 The floor area of the residence should be no greater than 100m2 .  


S.38 The residence should be provided with a separate defined parking space as close as possible 
to the entrance of the residence.  


S.39 The residence is to be provided with a minimum 40m2 area of private open space. 


Part 7 Utility infrastructure  


Objectives  


O.1 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 
provided with services in accordance with that Plan.  
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O.2 To ensure internal services are positioned for effective use of land and access by servicing 
authorities.  


O.3 To ensure that all development has adequate water supply to meet domestic/commercial, 
and fire fighting demands.  


O.4 To ensure that satisfactory provision is made for the safe and nuisance free disposal of 
effluent.  


O.5 To ensure that an adequate electricity supply is available for the intended use.  


 


7.1 Water supply  


S.1 All development identified in the ‘Water DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage must connect to Council’s reticulated water supply.  


S.2 The development shall be connected to a reticulated water supply with adequate capacity for 
fire fighting purposes.  


 


7.2 Sewerage systems  


S.3 All development identified in the ‘Sewerage DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage must connect to Council’s reticulated sewerage system.  


7.3 Stormwater drainage  


S.4 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 
Protection and Stormwater Drainage.  


7.4 Electricity supply S.5 Electricity supply requirements are outlined in Chapter 2.1 Site Analysis.  


 


Part 8 Earthworks  


S.6 Earthworks, including excavation, fill, retaining walls, batters and geotechnical investigations 
(including soil, slip and spring activity) are required, the relevant provisions in LEP 2012 Clause 
6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment must be applied.  


 


Part 9 Definitions  


In this chapter, the term ‘major development’ means any new commercial development, or any 
alterations/additions affecting more than 25% of an existing development, or any subdivision, but 
does not include construction of, or alterations and additions to, buildings ancillary to the 
development. 


For all other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Appendix 1 – Armidale landmark Map 
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Part 1 General provisions  


1.1 Introduction  


This chapter provides detailed guidelines for developers on a range of matters relating to industrial 
development in the Armidale Regional Council Local Government Area (LGA).  


This chapter provides a guide for industrial development that preserves and enhances the character 
of each locality and the outlines the matters that should be taken into account when considering 
development proposals.  


This chapter is to be read in conjunction with all relevant chapters in Section 2 Site Analysis and 
General Controls. All relevant matters relating to the development must be addressed in the 
development application, the SEE and on site analysis plans and site plans. The site analysis process 
may highlight the requirement for specialist reports to be undertaken.  


 
1.2 Objectives 


O.1 To encourage a high standard of building design, particularly on sites adjoining nonindustrial 
uses or along classified roads and the main approach routes to Armidale.  


O.2 To minimise conflict with adjacent non-industrial land uses such as the Armidale Regional 
Airport or areas zoned for residential development.  


O.3 To minimise detrimental impacts to the built and natural environment through careful site 
planning.  


O.4 To encourage building design, orientation, materials and location that provides a pleasant and 
safe work environment for employees.  


O.5 To present an attractive streetscape through building design and landscaping.  


 


1.3 Land to which this chapter applies  


This chapter applies to land in LEP 2012 zoned E4 - General Industrial 
 
 
This chapter also applies to existing industrial development on land not zoned for industrial purposes 
where that development can establish existing use rights in accordance with the relevant legislation. 
 
1.4 Addressing the guidelines in this chapter  


The guidelines for development in the industrial zones are set out in this chapter. These are 
expressed in the form of objectives which need to be addressed for each development proposal. For 
each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  
 
1.5 Developer contributions  
Council may require as a condition of development consent that a financial contribution or 
dedication of land or provision of a material public benefit be made by a developer to provide for or 
upgrade public services or facilities for which the development is likely to create a demand. 
Developer contributions that apply to development are contained within the Armidale Regional 
Council Section 7.12 Contributions Plan 2018 – 2022 Revision, and the Armidale and Guyra Servicing 
Plans for Water & Sewerage. Depending upon the likely demand for public services or facilities that a 
development proposal is likely to generate, Council may also require preparation of a specific 
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Contributions Plan or enter into a Planning Agreement with the developer prior to determining a 
particular development proposal.  
 
Part 2 Site requirements  


Objectives  


O.1 To encourage a range of industrial developments appropriate to the developable area of a lot.  


 
2.1 Minimum lot size  


S.1 There is no minimum lot size for the erection of an industrial development.  


2.2 Floor area for buildings  


S.2 There are no maximum floor area requirements for an industrial development. However, 
other requirements outlined in this chapter, for example car parking and landscaping, should 
be met.  


 
Part 3 Building height and setbacks  


Objectives  


O.1 To ensure that the bulk and scale of the development is appropriate to adjoining land uses 
and will not impact negatively on the amenity and function of adjoining development, the 
streetscape, or views and vistas.  


O.2 To define the boundary between private and public spaces.  


O.3 To ensure that the development contributes to the surrounding streetscape, particularly 
along classified roads, main approach routes to Armidale or adjoining areas with nonindustrial 
uses.  


3.1 Maximum heights  


S.1 The maximum height of a new building, or alterations and additions to an existing building, is: 
 


 Height (m) 


Generally The development should not penetrate the 
Obstacle Limitations or Operations Surface Plan 
for Armidale Regional Airport (clause 6.3, LEP 
2012). Otherwise, the height limit is 15m. 
above existing ground level. 


Adjacent to a local or State heritage item, or 
within or immediately adjacent to a heritage 
conservation area 


4.5m. at the required setback and then 
45degrees from the horizontal to a height of 
15m. 


Adjacent to residential development/zone 


Adjacent to a public reserve 
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Adjacent to the New England Highway 12m at the required setback and then 45 
degrees from the horizontal to a height of 15m 


 
 
 


3.2 Setbacks from roads  


S.2 The following setbacks apply to all development types, and are measured from the adjacent 
road boundary to the building. 


 


Road Setback (m) 


New England Highway 10m. plus a 5m. articulation zone which can 
include a portion of the main building provided 
it is articulated to the main building structure 
e.g. at 45 degrees to the New England Highway 


 


All other classified roads 10m. 


Primary road frontage (that is not a classified 
road) 


6m., or the average distance of the setbacks of 
the nearest two industrial buildings that have a 
boundary with the same road and are within 
40m of the lot 


Secondary road frontage for a corner lot (that is 
not a classified road) 


4m. 


 


 


 


3.3 Setbacks from side and rear boundaries  


S.3 The minimum setback for a new building, or alterations and additions to an existing building 
that is not adjacent to a road is as follows. 
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 Setback (m) 


Generally 0m. 


New England Highway 10m. plus a 5m. articulation zone 
which can include a portion of the 
main building provided it is articulated 
to the main building structure e.g. at 
45 degrees to the New England 
Highway 


 


Adjoining a local or State heritage 
item, or within or immediately 
adjacent to the heritage 
conservation area 


 


3m. 


Adjoining a residential 
development/zone 


Adjoining a public reserve 


Adjoining environmentally 
sensitive land 


 


10m. 


Adjoining unmanaged vegetation 
(i.e. rural farmland) 


 


S.4 The relevant provisions of the BCA apply to building design on a boundary such as fire rating 
or requirements that an existing building to be upgraded to meet current standards. 


 


Part 4 Building and site design  


Objectives  


O.1 To encourage high quality building design particularly along classified roads, main approach 
routes to Armidale or on land adjoining non-industrial uses by using a variety of building 
elements, textures, materials, colours, heights, articulation and other design features.  


O.2 To provide a comfortable work environment for all employees and reduce the impact of 
development on the environment.  


O.3 To provide a clear entrance to the building for the public.  


O.4 To enhance the streetscape by locating service and other functional areas of development out 
of view, particularly from classified roads, main approach routes to Armidale or adjoining non-
industrial uses.  
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O.5 To provide for limited residential use that is ancillary to an industrial use.  


4.1 Building materials and colours  


S.1 The entry door for the public must be prominent from the primary road or access to the site 
by providing an awning, entry portico, architectural features or the use of different building 
materials to the main building structure.  


S.2 Offices and areas for the public should be located to the street frontage.  


S.3 Colours of external finishes should be appropriate to the site and landscape. Highly reflective 
colours and materials, such as white or zincalume metal, should not be used.  


S.4 External walls visible from a roadway must:  


a) contain at least 30% of materials that are not the same as the main exterior finish of the 
building structure;  


b) be articulated;  


c) not contain large continuous expanses of the same wall material.  


S.5 Sun shades, screens or canopies should be provided, particularly for windows with a westerly 
aspect.  


S.6 Glazing is to be non-reflective.  


4.2 Building articulation  


S.7 Walls over 100m long should be articulated to reduce the expanse of the walls by using 
building elements such as blade walls, feature walls or different external cladding.  


S.8 The following encroachments into a setback from a road, or a side or rear setback, are 
permitted except to a classified road:  


a) Entry feature or portico - to a depth of 2m. and no higher than the maximum height;  


b) Balconies, decks, patios, pergolas, terraces and verandahs – to a depth of 2.4m. but no 
more than 50% of the width of the building, and no higher than 3m;  


c) Emergency exit landings, steps or ramps not more than 1m in height;  


d) Eaves, fascias, gutters, downpipes (if designed as part of an architectural feature i.e. 
stainless steel, or hidden within an awning ‘structure’);  


e) Exterior light fittings;  


f) Flush wall signs;  


g) Sun shades, screens or sun blinds over a window or door – to a depth of 2m;  


h) Blade/fin walls. 4.3 Caretaker’s residence  


S.9 There must only be one caretaker’s residence per lot.  


S.10 The caretaker’s residence must appear to be part of the new building or alterations and 
additions, and not be a separate residence from the main development.  


S.11 The residence should be located to maximise natural surveillance of the site in the first 
instance, but also provide solar access to the living areas wherever possible.  


S.12 The floor area of residence should be no greater than 100m2.  


S.13 The residence should be provided with a separate defined parking space as close as possible 
to the entrance of the residence.  
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S.14 The residence is to be provided with a minimum 40m2 of private open space.  


4.4 Service equipment and external storage area  


Service equipment includes air conditioning systems, ventilation ducts, external pipes and the like.  


S.15 Ground level service equipment should:  


a) be behind the building line;  


b) be screened from view from any adjacent roads;  


c) be located away from adjoining residential development.  


S.16 Roof mounted service equipment should:  


a) be screened from view from surrounding roads;  


b) be below the ridgeline where the building is adjacent to a classified road; c) not protrude 
above the maximum height of the building.  


S.17 Ancillary developments such as product storage areas or equipment rooms should be behind 
the building line and screened from view from any adjacent roads.  


 


Part 5 Site facilities  


Objectives  


O.1 To ensure proposed development does not negatively impact on the ongoing operation of 
existing approved land uses within the vicinity, including the Armidale Regional Airport.  


O.2 To ensure the proposed development does not adversely impact on the surrounding built and 
natural environment.  


O.3 To minimise negative impacts on adjoining non-industrial uses.  


5.1 Waste storage  


S.1 A waste storage area for recyclable and non-recyclable waste is to be provided within the lot 
for the development.  


S.2 The waste storage areas must:  


a) be accessible entirely within the site by waste collection vehicles;  


b) not be forward of the building line or within any setback;  


c) be screened from view from adjoining roads or residential development; 


d) not be located on any side of a building that faces an adjoining residence.  


S.3 Waste storage areas within the Armidale Regional Airport Buffer (as shown on the Airport 
Buffer Map for LEP 2012) must be fully enclosed so that loose refuse does not interfere with 
the safe use of the runway or attract wildlife, particularly birds.  


5.2 Noise and amenity  


S.4 Proposed hours of operation shall be assessed in relation to the noise and traffic movements 
generated by the development and its proximity to adjoining areas zoned for residential use. 


5.3 Development on land adjoining land zoned R1 General Residential  


Development on land adjoining a residential zone should not have a significant adverse impact on 
the amenity of the residential areas in the vicinity. Adverse impacts which may arise include:  


a) Noise associated with the amount of traffic generated by the development;  
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b) The type of traffic generated by the development (cars, delivery vehicles etc);  


c) Location of car parking and loading/unloading areas;  


d) Hours of operation;  


e) Headlight glare from vehicles within the site;  


f) Odour;  


g) Nuisance caused by illumination of the development for advertising and/or security 
reasons; and 


h) Visual impact associated with the setback of the development from the common property 
boundary and the design and scale of the development. 


5.4 Lighting  


S.5 Lighting structures or fixtures within 4.5 kilometres of the runway ends, and 750 metres of the 
runway centreline extension of the Armidale Regional Airport must:  


a) be designed by a suitably qualified lighting engineer/professional;  


b) consider the requirements of the Civil Aviation Safety Authority for Lighting in the 
Vicinity of Aerodromes.  


S.6 External lighting to proposed development adjacent to a residential development must 
consider the residential amenity and potential impact on adjoining residents while not 
compromising safety and security. An external lighting scheme designed by a suitably qualified 
lighting engineer/professional must be submitted with any development application adjacent 
to a residential zone.  


5.5 Signs  


S.7 All signage is to be in accordance with Chapter 2.10 Signage.  


5.6 Bunding  


S.8 All areas for the storage and handling of chemicals, fuels and oils on-site must be designed 
with appropriate bunded areas that:  


a) have impervious flooring;  


b) have sufficient capacity to contain 110% of the largest container stored within the bund;  


c) are designed in accordance with pages 40-44 of Storage and Handling Liquids, 
Environmental Protection Participants Manual, Appendix 2: Technical Considerations – 
2A Secondary containment (Department of Environment and Climate Change, May 
2007).  


 


Part 6 Parking and site access  


Objectives  


O.1 Provide sufficient capacity and all-weather surface on-site for all activities associated with the 
function of the development such as deliveries, loading/unloading and storage areas.  


O.2 Provide sufficient capacity and all weather surface for staff and visitor parking.  


O.3 Provide a safe access into and within the site for all vehicles.  
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6.1 Site access  


S.1 Adequate area must be provided for vehicle manoeuvring on-site, so that all vehicles can 
enter and exit in a forward direction.  


S.2 Vehicle manoeuvring, driveways, turning circles etc must be in accordance with Chapter 2.9 of 
this DCP.  


S.3 All parking and vehicle manoeuvring areas are to be a sealed surface (i.e. concrete or 
bitumen), including public parking areas and operational areas such as loading docks, staff 
parking, or vehicle manoeuvring.  


6.2 Parking and access  


S.4 Provision of parking is to be in accordance with Chapter 2.9 Parking of this DCP.  


6.3 Loading facilities and driveways  


S.5 Buildings should be provided with a loading bay so that all loading and unloading takes place 
wholly within the subject lot.  


S.6 Loading bays must be located:  


a) behind the front building line; and  


b) so that they are not facing a dwelling on an adjacent lot.  


S.7 Loading areas must be designed in accordance with the current edition of AS 2890.1 and AS 
2890.2.  


6.4 Wayfinding signs  


S.8 Directional signage is to be provided on-site that directs visitors to the public parking and 
building entrance.  


S.9 Directional signage is to be provided for delivery vehicles entering the site.  


 


Part 7 Landscaping  


Objectives  


O.1 To ensure that sites are landscaped in order to improve air quality, and provide shade, vertical 
elements and visual amenity.  


O.2 To reduce the impact of the bulk height and scale of buildings and large, hard surfaced areas.  


O.3 To ensure that planting and site preparation is planned and undertaken to optimise prospects 
for the survival and good health of the landscaping.  


O.4 To maintain a visual buffer to road frontages, particularly along classified roads and the main 
approaches to Armidale, and to adjoining residential uses.  


O.5 To ensure the location and species of landscaping does not prejudice safety aspects such as 
sight distances.  


O.6 To ensure that site landscaping employs appropriate species for the local climate.  


O.7 To provide plantings that minimise potential for damage to pavements, property and/or 
infrastructure.  


7.1 Depth of landscaping  


S.1 Landscaping is to be provided to all road frontages (except where vehicle or pedestrian access 
is required).  
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S.2 The depth of landscaping within the setback area shall be a minimum of: 


 


 Depth (m.) 


New England Highway frontage 10m. 


Development with a frontage opposite a 
residential zone 


5m. 


All other street frontages  


 


3m. 


Adjoining a Local or State Heritage Item, or 
within or immediately adjacent to the Heritage 
Conservation Area 


Adjoining a residential development/zone 


Adjoining a public reserve 


Adjoining environmentally sensitive land 


 


S.3 Developments on land over 1000m2 must provide a separate landscaping plan that has been 
prepared or endorsed by a qualified horticulturist. The plan is to include a species list, note 
hard landscaping such as paving or fencing; provide specifications of landscape bed details, 
maintenance details, etc.  


S.4 Landscaping should include a variety of plant species, and species that are suited to Armidale’s 
climate and mature or semi-mature trees appropriate to the bulk and scale of the building.  


S.5 Landscaping to classified roads, including the New England Highway, are to be of a high quality 
and include a substantial amount of mature and semi-mature trees, as well as ground covers, 
shrubs and hard landscape features.  


S.6 The location and species of trees should consider underground services, aboveground services 
and buildings in the vicinity. New tree plantings are to be a minimum of 3m horizontal distance 
from buildings or underground services.  


S.7 Landscaping must not interfere with the ongoing safe operation of the Armidale Regional 
Airport Buffer. For example, the mature height of trees is not to intrude into the Obstacle 
Limitation Surface Map or Procedures for Air Navigation Services Operations Surface Map for 
the Airport ; or species are not to attract a significant amount of birdlife.  


S.8 Landscaping beds shall:  


a) have a soil depth of at least 1m;  


b) have edge support; c) be mulched;  


d) have access to water - an outdoor tap, or where lots are larger than 1000m2 an 
automated watering system is to be provided.  


7.2 Fences and Gates  


S.9 The following requirements are for fencing within the setback area: 


Adjacent to Fence and gate type 


The New England Highway • Maximum 3m above existing ground level  


• Constructed of black wire mesh 







 


Page 317 of 365 
 


Classified roads (except the New England 
Highway) 


• Maximum 3m above existing ground level;  


• Not be constructed of solid material more 
than 1m above finished ground level  


• Components be a dark, subdued colour 
such as black wire mesh or dark green 
pickets 


Primary road frontages 


Secondary road frontages (that are not a 
classified road) 


• Maximum 3m above existing ground level;  


• Components be a dark, subdued colour 
such as black or dark green 


Side and rear boundaries to an adjoining 
industrial development 


• Maximum 3m above existing ground level; 


Side and rear boundaries to an adjoining 
residential development 


• Maximum 3m above existing ground level;  


• Any portion of the fence above 1.8m shall 
be at least 50% transparent, and not reduce 
solar access to private open space or living 
areas of the adjacent dwelling between 
10am and 2pm on 22 June (i.e. mid-winter). 


 


7.3 Existing vegetation  


S.10 Where tree removal or pruning is required to facilitate development, the provisions outlined 
in the LEP 2012 and Chapter 2.2 – Tree Preservation apply.  


Part 8 Streetscape  


S.1 A concrete footpath to Council’s standards is required to the frontage of:  


a) all new development on a vacant site;  


b) alterations and additions where the work is more than 25% of the existing development 
(including external works).  


S.2 Street tree planting to Council’s standards is required to the frontage of:  


a) all new development on a vacant site;  


b) alterations and additions where the work is more than 25% of the existing development 
(including external works).  


 


Part 9 Utility infrastructure  


Objectives  


O.1 To ensure that land within Council’s Development Servicing Plan for Water and Sewerage is 
provided with services in accordance with that Plan.  


O.2 To ensure internal services are positioned for effective use of land and access by servicing 
authorities.  


O.3 To ensure that all development has adequate water supply to meet domestic/commercial, 
and fire fighting demands.  


O.4 To ensure that satisfactory provision is made for the safe and nuisance free disposal of 
effluent.  







 


Page 318 of 365 
 


O.5 To ensure that an adequate electricity supply is available for the intended use. Note: Under 
the provisions of s.68 of the Local Government Act 1993, approval will be required from 
Council for a new water and/or sewer connections.  


9.1 Water supply  


S.1 All development identified in the ‘Water DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage must connect to Council’s reticulated water supply.  


S.2 The development shall be connected to a reticulated water supply with adequate capacity for 
fire fighting purposes.  


9.2 Sewerage systems  


S.3 All development identified in the ‘Sewerage DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage must connect to Council’s reticulated sewerage system.  


9.3 Stormwater drainage  


S.4 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 
Protection and Stormwater Drainage.  


9.4 Electricity and telecommunications supply  


S.5 Electricity and telecommunications supply requirements are outlined in Chapter 2.1 Site 
Analysis.  


 


Part 10 Earthworks  


S.1 Earthworks, including excavation, fill, retaining walls, batters and geotechnical investigations 
(including soil, slip and spring activity) are required, the relevant provisions in LEP 2012 Clause 
6.1 Earthworks and Chapter 2.6 – Earthworks and Geotechnical Assessment must be applied.  


 


Part 11 Subdivision  


Objectives  


O.1 To provide new lots that are of a sufficient size and dimension to accommodate future 
development.  


O.2 To ensure that services are provided in an orderly and efficient manner to meet the 
requirements of future development.  


O.3 To ensure all development has legal and properly constructed access.  


11.1 Lot dimensions  


S.1 New lots are to have a minimum frontage of 20m.  


S.2 Subdivision is not to create a new lot with access via a battleaxe handle.  


11.2 Roads 


S.3 All new lots created by a subdivision must have legal and properly constructed access with the 
minimum road standard specified in Armidale Regional Council Engineering Design Codes.  


S.4 Subdivision creating more than 10 lots accessed by a cul-de-sac is to have alternative 
emergency vehicular access.  


S.5 No new access points are permitted to the New England Highway.  
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11.3 Water supply Servicing Authority: Armidale Regional Council  


S.6 Each lot created by subdivision of land must be provided with a connection to Council’s 
reticulated water supply.  


S.7 Water systems must:  


a) be designed to the standards specified in Council’s Engineering Code;  


b) be designed to be easily accessible and maintained;  


c) meet the minimum standards for both domestic supply and fire fighting purposes.  


11.4 Sewerage systems Servicing Authority: Armidale Regional Council  


S.8 Each lot created by subdivision of land must be provided with a connection to Council’s 
reticulated sewerage system.  


S.9 Sewerage systems must be designed:  


a) to the standards in Council’s Engineering Code;  


b) to allow each new lot to be serviced by gravity drainage; c) to be easily accessible and 
maintained.  


11.5 Electricity and telecommunications supply  


S.10 Electricity and telecommunications supply requirements are outlined in Chapter 2.1 Site 
Analysis. 


12 Definitions 


For definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Part 1 General provisions  


1.1 Introduction  


This chapter provides information about the development and operation of Bed and Breakfast and 
Farmstay Accommodation in the Armidale Regional Council local government area. 


 
1.2 Objectives  


O.1 To outline Council’s requirements for proposed bed and breakfast and farm stay 
accommodation for both new and existing dwellings.  


O.2 To ensure that bed and breakfast and farm stay accommodation provides safe, healthy, clean 
and functional areas to cater for the requirements of visitors.  


O.3 To ensure that such businesses are compatible with the established character of the locality in 
which they are situated.  


1.3 Addressing the guidelines in this chapter  


The guidelines for Bed and Breakfast and Farmstay Accommodation are set out in this chapter. These 
are expressed in the form of objectives that need to be addressed for each development proposal. 
For each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  


1.4 Land to which this chapter applies  


This chapter applies to development in the following zones: 


 


Bed and Breakfast Accommodation 


R1 General Residential MU1 Mixed Use 


R2 Low Density Residential RU1 Primary Production 


R5 Large Lot Residential RU4 Primary Production Small Lots 


E1 Local Centre RU5 Village 


E2 Commercial Centre C3 Environmental Management 


E3 Productivity Support C4 Environmental Living 


Farm Stay Accommodation 


RU1 Primary Production R5 Large Lot Residential 


RU4 Primary Production Small Lots E1 Local Centre 


C3 Environmental Management   


 


Part 2 General matters  


2.1 Class of building  


The use of a dwelling as bed and breakfast or farm stay accommodation will result in a change of 
building class for the dwelling under the Building Code of Australia (BCA). There will be new fire 
safety and access requirements. The class of building will determine the building standards, and may 
require buildings to be upgraded to comply with current standards. 
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2.2 Access for People with Disabilities and Use of Adaptable Housing Principles  


The provision of equitable access to public buildings is a key principle of the Commonwealth 
Disability Discrimination legislation. On 1 May 2011 the Commonwealth Disability (Access to 
Premises – Buildings) Standard 2010 (the Premises Standard) commenced in conjunction with 
consistent amendments to the Building Code of Australia (BCA). The Premises Standards specifies a 
set of performance requirements to provide non-discriminatory access to, and use of buildings and 
areas of buildings.  


The requirements for providing access for people with disabilities under the Premises Standards and 
BCA will be apply dependent on the characteristics of the development.  


If Premises Standards and BCA requirements for providing access for people with disabilities do not 
apply, applicants are still encouraged to consider the provision of access opportunities for all 
disability groups, and, where possible, make reasonable provision for access and circulation 
throughout the building by people with disabilities.  


In particular, bed and breakfast operators are encouraged to consider adaptable housing principles in 
the design of bed and breakfast and farm stay accommodation. Australian Standard AS 4299 – 1995: 
Adaptable Housing provides guidelines that can be applied to the planning and design of any 
residential accommodation.  


2.3 Ancillary use only  


Bed and breakfast and farm stay accommodation is considered ancillary to the primary use of the 
land on which it is located (eg. as a secondary business to primary production). These types of 
development should not present predominantly as commercial or other tourist/motel style 
development or serviced apartments. 


2.4 Number of guests  


The number of guests staying at a property should not be so great as to change the character of the 
immediate locality, or overtax local facilities and utility services. Guest numbers should not markedly 
exceed the number of persons that could be accommodated in a single large family home or farm 
house.  


2.5 Number of guest rooms  


LEP 2012 Clause 5.4 specifies the maximum number of guest rooms (4) for bed and breakfast and 
farm stay accommodation. 2.6 Design of sleeping rooms Sleeping rooms must:  


S.1 meet the minimum floor space and design requirements for premises used for sleeping 
accommodation in the Public Health Regulation 2012. 


S.2 provide adequate space and facilities for occupants to store clothes and travel gear.  


S.3 provide adequate security to protect occupants and their belongings.  


S.4 allow the occupants to exit the room quickly and easily in emergencies by taking into 
consideration location of beds in relation to each other, the height of beds and no keyed locks 
for existing doors.  


S.5 where the proposal incorporates new construction, sound insulation for separating walls and 
floors from noise generating sources (eg kitchens, bathrooms, laundries) is required. 
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Part 3 Vehicle Parking and Access  


Objectives  


O.1 To ensure land upon which a development is to be carried out has legal and properly 
constructed access.  


S.1 An adequate all weather access is to be provided in accordance with Council’s Engineering 
Code.  


S.2 The vehicle access must be flood free.  


S.3 All weather parking areas for visitors and residents must also be provided at the rate of 1 
space per residential unit/room plus 1 space for the residents/operators – see Chapter 2.9 - 
Parking.  


Part 4 Fire safety  


Objectives  


O.1 To ensure that there is adequate protection, early warning and provision for escape from fire 
for guests, residents, neighbours and fire fighters.  


O.2 To meet the BCA and relevant legislation and standards for fire safety.  


S.1 Each establishment must have a documented fire prevention and management plan. 
Operators are required to prepare a documented fire prevention and maintenance program 
for smoke detector alarms and any other active fire protection elements.  


S.2 An instruction sheet to be followed in the event of a fire emergency is to be placed in each 
guest room.  


S.3 Smoke detector alarms are to be installed in all bedrooms and hallways and on each other 
storey of the building not already provided with an alarm. Approved (AS 3786) single station 
detector systems must be connected to a permanent 240v electricity supply with battery 
operated back up device.  


S.4 Portable fire extinguisher (3.5kg carbon dioxide) and 1.2m square fire blanket must be 
mounted on the kitchen wall with clear instructions for use.  


S.5 Bedroom or exit doors must not have deadlocks or other locks/fixtures that require an 
internal key release.  


S.6 Windows must not have bars or restrictions that prevent egress from windows.  


S.7 Escape paths are to be kept clear at all times.  


S.8 All other legislative fire safety requirements must be met.  


Part 5 Kitchen and food handling  


Objectives  


O.1 To ensure food storage and meal preparation areas and processes are conducive to the 
preparation and consumption of food that is safe for guests. The NSW Food Act 2003 and AS 
4674 – Design, construction and fit out of food premises, along with the Australian/New 
Zealand Food Standards Code contain the relevant standards for kitchen design and food 
handling for food premises in NSW. Bed and breakfasts are included as food premises and as 
such the relevant health standards apply.  


S.1 Benches used for food preparation should be finished in a material that is smooth and 
durable, impervious to moisture and easily cleaned. 


S.2 Provision for hygienic cleaning and sanitising of utensils is required.  
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S.3 Hand washing facility – a designated hand wash basin either as a third bowl of the sink or 
separate facility in or near the kitchen.  


S.4 Refrigerators are to maintain food at or below 5C̊ and hot food storage equipment to maintain 
hot food above 60C̊. Thermometers (accurate to +/- 1C̊) must be provided and located 
conveniently to allow systematic checking of temperatures. Arrangements outlining particulars 
on daily cleaning and hygiene standards, equipment maintenance, check systems for food 
storage and a program for approved pest control treatment must be documented and 
displayed.  


Part 6 Toilets and bathrooms  


Objectives  


O.1 To provide an adequate number of toilet and shower facilities to cater for the requirements of 
the maximum number of occupants. The following standards should be met for a bed and 
breakfast establishment:  


S.1 A minimum of two toilets must be available for use within the dwelling.  


S.2 A minimum of two bathrooms must be available within the dwelling.  


S.3 Share facilities must be convenient to the location of the bedrooms for which the facilities are 
provided  


S.4 Bathrooms used by permanent residents are to be separate from those used by guests.  


S.5 Toilets and bathrooms are to be situated, separated and screened to maintain privacy 
(without the need to enter through another bedroom).  


Part 7 Utility services  


Objectives O.1 To provide adequate utility services/facilities to bed and breakfast and farm stay 
operations.  


7.1 Water supply  


S.1 Development on land in the ‘Water DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage must connect to Council’s reticulated water supply if 
the land is located within 225 metres of an existing water main.  


S.2 Development on land in the ‘Water DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage that is greater than 225 metres from an existing water 
main must connect to Council’s reticulated water supply, except where the applicant can 
justify, to Council’s satisfaction, that a reticulated supply is not required based on the criteria 
below:  


a) the type and scale of the development relative to its proximity to the existing reticulated 
water supply system.  


b) the sequence of infrastructure provision identified under the Development Servicing 
Plan for Water and Sewerage relative to the proposed development.  


c) potential future development of nearby land, including type and timing of 
development(s).  


d) the ability of on-site water supply to provide for domestic/commercial demands and a 
reliable fire fighting reserve.  


e) the economic feasibility of connection to a reticulated water supply compared to 
providing on-site water storage. A cost benefit analysis is to be submitted, including the 
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total cost to install, run and maintain an on-site water supply system compared to the 
cost of providing reticulated water supply over a substantial period being 20 years.  


S.3 Where the development will not be connected to Council’s reticulated water supply, it will be 
required to have not less than 70,000 litres of domestic water storage per dwelling. Although 
not specifically required by Council, it is recommended that landowners consider providing a 
greater storage capacity.  


S.4 In addition to the minimum quantities of domestic water storage required above, a dedicated 
reserve for fire fighting purposes of not less than 20,000 litres shall be provided. This may be 
reduced to 10,000 litres for development in the RU5 zone on land having an area of less than 1 
hectare. For development on bush fire prone land as identified on Council’s Bush Fire Prone 
Land Map certified by the Rural Fire Service, additional storage capacity may be required.  


S.5 The dedicated fire fighting water supply tank shall:  


a) include a 65mm Storz fitting and ball or gate valve, or if the tank is in ground, it shall be 
fitted with a 200mm x 200mm child proof access hole.  


b) provide for fire fighting appliances (i.e. trucks and tankers) to gain access to within 4 
metres of the tank.  


c) include a minimum 3kW (5hp) petrol, diesel or generator powered pump, including 
appropriate fittings.  


S.6 Water supply and fire fighting measures for the development will be assessed on its merits in 
each case having regard to the above objectives.  


S.7 Non reticulated water for drinking and food preparation must comply with the NSW Health 
Private Water Supply Guidelines and the Public Health Act 2010.  


7.2 Sewerage systems  


S.8 Development on land within the ‘Sewer DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage must connect to Council’s reticulated sewerage system 
if the land is located within 75 metres of an existing sewer main.  


S.9 Development on land within the ‘Sewer DSP Development Area’ in Council’s Development 
Servicing Plan for Water and Sewerage that is greater than 75 metres from an existing sewer 
main must connect to Council’s reticulated sewerage system, except where the applicant can 
justify, to Council’s satisfaction, that connection to Council’s sewerage system is not required 
based on the criteria below:  


a) The proposed on-site sewerage management system(s) must be able to demonstrate 
that it can satisfy Council’s Policy POL 225 – Regulatory: Local Approvals Policy - On-site 
Waste Water Systems.  


b) The case for on-site waste management is consistent with the type and scale of the 
development relative to its proximity to the existing reticulated sewerage system.  


c) The sequence of infrastructure provision identified under the Servicing Plan relative to 
the proposed development.  


d) The case for on-site waste management considers potential future development of 
nearby land, including type and timing of development(s).  


e) A case for on-site waste management is consistent with and accounts for future 
development on the subject land with respect to the area of the land parcels, type of 
development and sensitivity of the environment.  
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f) The economic feasibility of connection to Council’s sewer compared to providing an on-
site sewerage management system. A cost benefit analysis is to be submitted, including 
the total cost to install, run and maintain an on-site system compared to the cost of 
connecting to the sewer over a substantial period being 20 years.  


S.10 On all other land, on-site effluent disposal is acceptable subject to satisfying Council’s Policy 
POL 225 – Regulatory: Local Approvals Policy - On-site Waste Water Systems.  


 


7.3 Electricity supply  


S.11 Electricity supply requirements are outlined in Chapter 2.1 Site Analysis.  


Part 8 Stormwater management  


S.1 Stormwater drainage systems are to be designed in accordance with Chapter 2.7 Floodplain 
Protection and Stormwater Drainage.  


Part 9 Signage  


Objectives  


O.1 To provide for signs advertising the property are in keeping with the scale and visual character 
of the locality.  


S.1 All signage must meet the standards for signage outlined in Chapter 2.10 Signage.  


Part 10 Definitions  


For definitions of terms used in this chapter see the Armidale Regional LEP 2012 Dictionary. 
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Part 1 General Provisions  


1.1 Introduction  


The Environmental Planning and Assessment Act, 1979 (EPA Act) and the Armidale Regional Local 
Environmental Plan 2012 (LEP 2012) provide a basis for control on the location and operation of 
brothels and restricted premises.  


1.2 Objectives  


O.1 To minimise adverse amenity impacts and land use conflicts that may be associated with the 
operation of brothels and restricted premises.  


O.2 To provide planning guidelines for brothels and restricted premises.  


1.3 Addressing the guidelines in this chapter  


The guidelines for brothels and restricted premises are set out in this chapter. These are expressed in 
the form of objectives which need to be addressed for each development proposal. For each 
objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  


1.4 Land to which this chapter applies  


This chapter applies to land in the following zones in LEP 2012: 


 


Sex Services Premises 


E2 Commercial Centre E4 General Industrial 


MU1 Mixed Use   


Home Occupation (Sex Services) 


RU1 Primary Production (without 
consent) 


C3 Environmental Management 


RU4 Primary production Small Lots 
(without consent) 


C4 Environmental Living 


RU5 Village E1 Local Centre 


R1 General Residential E2 Commercial Core 


R2 Low Density Residential MU1 Mixed Use 


R5 Large Lot residential E3 Productivity Support 


Restricted Premises 


E1 Local Centre MU1 Mixed Use 


E2 Commercial Core E4 General Industrial 


 


1.5 Types of development to which this chapter applies  
 
This chapter will be used in the assessment of any development application for a sex services 
premises; a home occupation (sex services); or restricted premises. Brothels include home 
occupation (sex services) and sex services premises (refer to Definitions in Part 4). 
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Part 2 Planning issues 


LEP 2012 identifies where the different types of development are permitted or prohibited. Where a 
development is permitted with consent, a development application must be submitted for the 
proposal and the guidelines in this chapter will apply. Planning issues that arise from these kinds of 
activities include:  


a) the generation of excessive arrivals/departures of staff and clients late at night;  


b) the external appearance, including signage, advertising and lighting, of any brothels or 
restricted premises.  


Part 3 Planning guidelines  


3.1 General  


S.1 The appearance of any brothels or restricted premises should be discreet in design, and not 
stand out in the streetscape.  


3.2 Location  


3.2.1 Sex services premises  


Matters for consideration relating to the location of sex services premises are found in LEP 2012 
Clause 6.7 Location of sex services premises.  


3.2.2 Restricted premises/sex shops  


S.2 The proposed restricted premises must not be within view of the following:  


a) any other restricted premises;  


b) any residential zone; and c) any existing dwelling.  


S.3 Access to the premises must be via a public road.  


3.3 Parking  


S.4 Parking for premises subject to this chapter shall be generally designed in accordance with 
Chapter 2.9 Parking.  


3.4 Signage  


S.5 Signage must comply with the provisions in Chapter 2.10 Signage.  


3.5 Health and Building Requirements  


S.6 Brothels must meet the requirements of the WorkCover Health and Safety Guidelines for Brothels 
(2001) and the Building code of Australia requirements for Class 5 buildings.  


S.7 Full details of Council’s health requirements are specified in Appendix 1. These requirements 
will be included as advice with all development consents issued and the operators of the 
brothel premises will need to demonstrate satisfactory compliance with these requirements.  


S.8 Access for people with disabilities will be required for the development. 


Part 4 Definitions  


For definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Part 1 General provisions  


1.1 Introduction  
 
This chapter outlines the guidelines for keeping companion animals for commercial gain and/or 
breeding and boarding purposes.  


1.2 Objectives  


O.1 To outline construction standards for companion animal boarding and breeding 
establishments.  


O.2 To outline public health and safety standards for companion animal boarding and breeding 
establishments.  


O.3 To address the potential adverse impacts on adjoining land uses and the amenity of the 
surrounding environment.  


1.3 Addressing the guidelines in this chapter  


The guidelines for keeping companion animals for commercial gain and/or breeding and boarding 
purposes are set out in this chapter. These are expressed in the form of objectives which need to be 
addressed for each development proposal. For each objective (O), ‘acceptable solutions’ (S) are 
provided which, if met, will ensure compliance. Alternative approaches may be proposed, provided 
these adequately address the relevant objectives and comply with legislation.  


1.3 Land to which this chapter applies  


This chapter applies to land in LEP 2012 zoned: RU1 Primary Production IN1 General Industrial RU4 
Primary Production Small Lots IN2 Light Industrial E3 Environmental Management  


 


RU1 Primary Production C3 Environmental Management 


RU4 Primary Production Small Lots E4 General Industrial 


 


Part 2 General Requirements  


2.1 Aesthetics of the locality  


S.1 The kennels and runs should not be visually intrusive to the immediate locality.  


S.2 Proposals should incorporate workable screening details.  


2.2 Containment  


S.3 Animals are to be safely and effectively contained. No dog is to be allowed to run freely in a 
public place or along any road reserve. The Companion Animals Act, 1998 clearly specifies that 
dogs in a public place must be clearly restrained at all times and failure to do so can result in 
the issue of an on-the-spot fine for each individual offence.  


S.4 A dog-proof netting fence is to be erected around dog yards and kennels.  


S.5 In the case of a breeding establishment, all animals over the age of six months are to be 
registered in accordance with the Companion Animals Act, 1998.  


S.6 Animals shall at all times be kept within the confines of approved housing except when being 
taken to and from the premises.  


S.7 Animals being exercised must be fully supervised.  
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2.3 Noise control  


S.8 Animals must not generate offensive noise (as defined under the Protection of the 
Environmental Operations Act, 1997). Consideration must be given to appropriate inbuilt 
features to control noise.  


S.9 Impact on surrounding properties must be addressed in accordance with the requirements of 
Chapter 2.8 Noise.  


S.10 Animals must be enclosed in kennels or cat cages at night to prevent barking at distractions. 
Soundproofing of kennels may be considered.  


S.11 Yard lighting is to be switched off after dark as a noise mitigation measure.  


S.12 A separately screened facility should be considered to separate noisy dogs from others.  


2.4 Hygiene  


S.13 The design and management of the establishment must take into consideration the impact of 
the premises on the health and well-being of occupants, nearby residents and the animal(s). 
Such consideration may include:  


a) methods of waste disposal;  


b) cleanliness of housing and the ability of housing to be easily cleaned;  


c) pest control;  


d) control of odours (distances from dwellings should be considered);  


e) drainage;  


f) control of internal and external parasites;  


g) accumulation of hair.  


2.5 Distance of kennels from boundaries  


S.14 Consideration must be given to siting kennels and exercise yards an appropriate distance 
from side and rear boundaries.  


S.15 The appropriate setback distances will vary depending on circumstances and will be carefully 
considered during the development assessment process. In general terms the following 
setback distances will apply:  


a) kennels, runs and exercise yards shall be set back a minimum distance of 200 metres 
from the frontage to a public road and a minimum of 60 metres, depending on site 
topography, from any rear or side boundary. Proprietors’ pets are excluded from this 
requirement and may be allowed within these setbacks.  


b) no kennels or day runs should be located within 150 metres of any dwelling or approved 
dwelling in existence at the date of application, other than that on the same land.  


S.16 In determining an appropriate setback distance, the following should be considered:  


a) the location of adjoining dwellings and recreation areas and the likely noise impact on 
these. An Acoustic Engineer can recommend suitable setbacks consistent with kennel 
construction and other noise attenuation measures;  


b) the likely generation of odours from the kennels and yards;  


c) the appearance of the establishment and the impact of this on adjoining properties;  


d) the distraction of dogs by activities on adjoining properties, eg. children playing, vehicles 
entering and leaving.  
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2.6 Size of Lot  


S.17 Consideration must be given to the size of the lot on which the kennel will be situated. Lot 
sizes will vary depending on circumstances and will be carefully considered during the 
development assessment process.  


2.7 Access and parking  


S.18 Parking is to be provided and designed in accordance with Chapter 2.9 Parking of this DCP.  


Part 3 Low end establishments  


A Low End Establishment means a small scale operation involving the keeping of up to four adult 
companion animals for commercial purposes.  


3.1 Screening of kennels  


S.1 Kennels must be fully screened from the view of adjacent premises and roadways to prevent 
dogs barking at cars, pedestrians and animals. This may be achieved by:  


a) a planted screen of trees and bushes;  


b) wire mesh fencing over which a vine or creeper is grown;  


c) a solid wall;  


d) a metal fence which is permanently colour treated and in good order.  


S.2 Any construction must take into account the welfare of the animal and will be subject to the 
provisions of the Prevention of Cruelty to Animals Act, 1979 and published animal welfare codes.  


3.2 Floor  


S.3 The floor is to be 75mm minimum thickness concrete finish with wooden float graded to 
catchment drain which has fall to the outlet trap.  


S.4 Concrete is to extend for 300mm beyond the plane of the kennel walls. S.5 An alternative 
impervious floor construction may be considered by Council.  


3.3 Walls  


S.6 Walls should be designed to be:  


a) of a solid impervious type being capable of easy cleaning;  


b) if masonry, to be sealed to a height of 1200mm;  


c) the base of wall is to be coved to the floor;  


d) if of timber frame construction, bottom plates are to be secured to a raised impervious 
hob of minimum height of 450mm (hob may be constructed of brick work rendered 
internally) which is coved at its junction with the floor.  


3.4 Stormwater Drainage  


S.7 Ample provision is to be made for disposal of surface and roof drainage so as not to interfere 
with adjacent premises.  


3.5 Floor wastes and other wastes  


S.8 Floor wastes and other wastes (including wastes from animal wash activities) shall be 
designed in accordance with the Liquid Trade Waste Regulation Guidelines 2009 (NSW Office 
of Water).  


S.9 Where the type of animal housed requires a yard enclosure, the yard shall be design to 
facilitate effective cleaning and removal of refuse.  
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3.6 Yard areas  


S.10 Facilities require an ample fenced grassed area for dog exercise (a minimum of 100m2). 


S.11 Faeces is to be removed daily.  


3.7 Bedding and sleeping areas  


S.12 Bedding and sleeping areas are to be raised timber slats, hessian or equivalent, and able to 
be removed for cleaning purposes.  


S.13 A means of suspending bedding whilst cleaning should be provided.  


3.8 Dividing walls  


S.14 Dividing walls of cages are to be of solid material such as masonry and steel mesh.  


S.15 Small mesh is to be used to avoid nose biting.  


3.9 Ventilation  


S.16 Condensation must not form on inside surfaces. Facilities are to be passively ventilated 
through air spaces such as windows (located a minimum of 2m above floor level) beneath 
doors or simple roof or wall mounted vents.  


3.10 Hygiene  


3.10.1 Cleaning of kennels and yard areas  


S.17 Kennels shall be cleaned daily and all food scraps, bones and manure removed.  


S.18 Water shall be replenished daily and care should be taken to ensure the storage receptacles 
for water do not provide a breeding ground for mosquitoes.  


S.19 Yard area shall be raked clean of all scraps and manure and grass shall be kept short mown.  


3.11 Disposal of waste  


3.11.1 Disposal of manure and scraps  


S.20 Disposal of manure and scraps shall be carried out to ensure that nuisance does not arise 
from the breeding of flies or offensive odours. Suitable plans should be provided outlining 
management and disposal.  


S.21 Burning or burying of excrement on site is strictly prohibited.  


S.22 Distances of kennels and yard areas from surrounding dwellings should be considered and 
shown on development application plans.  


Part 4 High end establishments  


A ‘high end establishment’ means a larger scale operation requiring significant investment and 
involves the keeping of five or more adult companion animals for commercial purposes.  


4.1 Screening of kennels  


S.1 Kennels must be fully screened from the view of adjacent premises and roadways to prevent 
dogs barking at cars, pedestrians and animals. This may be achieved by:  


a) a planted screen of trees and bushes;  


b) wire mesh fencing over which a vine or creeper is grown;  


c) a solid wall;  
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d) a metal fence which is permanently colour treated and in good order; e) similar methods 
may also be considered.  


 


4.2 Noise control  


S.2 High End Establishments must provide an acoustic assessment of their proposal with their 
development application. 


S.3 Kennels should be fully sound proofed to keep noise in and neighbourhood noise out.  


S.4 Animals must be enclosed at night.  


S.5 A separately screened facility should be available to separate noisy dogs from others.  


S.6 Kennel operators must be able to demonstrate to Council the ability to quickly quiet the dogs 
when necessary.  


S.7 Operators shall take reasonable precautions to ensure that the dogs do not cause a noise 
nuisance between 8.00pm and 6.30am (as defined in the ‘offensive noise’ provisions of the 
Protection of the Environment Operations Act, 1997).  


S.8 Sites should be selected with consideration for the location of clients, feed supplies and 
adjoining land uses.  


4.3 Construction and layout of kennels and housing - floor  


S.9 Floors are to be 75mm minimum thickness concrete finish with wooden float graded to 
catchment drain which has fall to the outlet trap. Concrete is to extend for 300mm beyond the 
plane of the kennel walls.  


S.10 Alternate impervious floor construction may be considered by Council. Floors in enclosed 
areas are to be treated with a waterproof seal to facilitate cleaning and avoid odours.  


4.4 Construction and layout of kennels and housing - walls  


S.11 Walls are to be of a solid impervious type that is easy to clean and maintain. If masonry to be 
sealed to a height of 1200mm.  


S.12 Base of wall is to be coved to the floor.  


S.13 If of timber frame construction, bottom plates are to be secured to a raised impervious hob 
of minimum height of 450mm (hob may be constructed of brick work rendered internally) 
which is coved at its junction with the floor.  


4.5 Bedding and sleeping areas  


S.14 Bedding and sleeping areas are to be raised timber slats, hessian or equivalent, and able to 
be removed for cleaning purposes.  


S.15 A means of suspending bedding whilst cleaning should be provided.  


S.16 Semi secluded beds are advisable to avoid noise at night.  


4.6 Dividing walls  


S.17 Cages are to be of solid material such as masonry of steel mesh. S.18 Small mesh is to be 
used to avoid nose biting.  


4.7 Exercise areas  


S.19 Outside runs need to be half or totally roofed, with a concrete drained floor.  


S.20 A continuous supply of water should be available.  
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S.21 Solid partitioning for concealment may be necessary for some runs, for example to avoid 
competition between males.  


 


4.8 Ventilation  


S.22 Condensation must not form on inside surfaces.  


S.23 For High End Establishments, forced ventilation is required. This may be achieved best by 
wind and heat powered turbine extractors or electrical ventilators.  


4.9 Hygiene and cleaning of kennels and yard areas 


4.9.1 Cleaning of kennels and yard areas  


S.24 Kennels shall be cleaned daily and all food scraps, bones and manure removed.  


S.25 Water shall be replenished daily and care should be taken to ensure the storage receptacles 
for water do not provide a breeding ground for mosquitoes.  


S.26 Yard area shall be raked clean of all scraps and manure and grass shall be kept short mown.  


S.27 Where the type of animal housed requires a yard enclosure, the yard shall be design to 
facilitate effective cleaning and removal of refuse to be carried out effectively.  


4.10 Disposal of waste  


4.10.1 Disposal of manure and scraps  


S.28 Disposal of manure and scraps shall be carried out to ensure that nuisance does not arise 
from the breeding of flies or offensive odours. Suitable plans should be provided outlining 
management and disposal.  


S.29 Burning or burying of excrement on site is strictly prohibited.  


S.30 Distances of kennels and yard areas from surrounding dwellings should be considered and 
shown on development application plans.  


S.31 All excrement and loose hair, if not removed immediately, it is to be collected in an 
impervious fly – proof container which is to be emptied and cleansed at least once daily.  


S.32 All such waste shall be deposited at an approved waste disposal depot and shall not be 
incinerated or buried on the premises.  


4.10.2 Disposal of waste water and liquid waste  


S.33 Waste water is to be transported through earthenware or plastic pipe to a suitable arrestor 
pit, then to a properly constructed absorption trench meeting the requirements of Council’s 
Policy 225 On-site Waste Water System.  


S.34 Liquid waste from the grit arrestor shall discharge into a Council approved septic tank.  


4.10.3 Floor wastes and other wastes  


S.35 Floor wastes and other wastes (including wastes from animal wash activities) shall be 
designed in accordance with the Liquid Trade Waste Regulation Guidelines 2009 (NSW Office 
of Water).  


4.11 Stormwater drainage  


S.36 Ample provision is to be made for disposal of surface and roof drainage. Drainage must not 
interfere with adjacent premises.  
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Part 5 Development application checklist  


Any construction must take into account the welfare of the animal and will be subject to the 
provision of the Prevention of Cruelty to Animals Act, 1979 and published animal welfare codes.  


S.1 The following additional information is to accompany a Development Application for a 
Companion Animals Boarding or Training Establishment:  


a) a location plan showing location of all dwellings within a one kilometre radius of the 
kennel site;  


b) a detailed site and elevation plans of the proposed kennels, runs and compound, fences 
and details of drainage and effluent disposal;  


c) a landscaping plan.  


S.2 A submission addressing: 


a) maximum number of dogs to be kept on the premises at any time;  


b) noise;  


c) location of feed storage;  


d) arrangements for housing sick or injured animals;  


e) details of water storage and reticulation to kennels;  


f) waste disposal and kennel planning. 


Part 6 Definitions  


companion animal includes a dog or cat, pup or kitten and either male or female.  


companion animal boarding and breeding establishment means a building or place used for the 
purpose of breeding or training or accommodating or nurturing companion animals for gain or 
reward, otherwise than as ancillary to the use of the building or place for the purpose of agriculture.  


coved means a concave surface forming a junction between a ceiling and a wall.  


housing means dog kennels yards and catteries and includes caravans, garages, carports, sheds, 
commercially sold dog kennels, and any room forming part of a dwelling, dual occupancy, or urban 
housing development used for human habitation.  


low end establishment means a small scale operation involving the keeping of up to four (4) adult 
companion animals for commercial purposes.  


high end establishment means a larger scale operation requiring significant investment and involves 
the keeping of five or more adult companion animals for commercial purposes. 


For other definitions of terms used in this chapter, see the Armidale Regional LEP 2012 Dictionary. 
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Part 1 General Provisions  


1.1 Introduction  


The Link Road South Precinct Chapter has been developed to provide additional detail in relation to 
the future development of land shown on the Link Road South Precinct Strategy Plan Map (see 
Appendix 1).  


 


The purpose of this chapter is to identify site specific strategies and requirements that must be 
incorporated into future development of land in the Link Road South Precinct. The provisions of this 
chapter should be read in conjunction with other relevant chapters of the Armidale Regional Council 
Development Control Plan 2012.  


1.2 Objectives  


The objective of this chapter is to ensure that development of urban areas involving multiple land 
holders is carried out in a coordinated and integrated manner.  


1.3 Addressing the guidelines in this chapter  


Additional guidelines specifically for land in the Link Road South Precinct are set out in this chapter. 
These are expressed in the form of objectives that need to be addressed for each development 
proposal. For each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure 
compliance. Alternative approaches may be proposed, provided these adequately address the 
relevant objectives and comply with legislation.  


1.4 Land to which this chapter applies  


The Link Road South Precinct Chapter applies to land in the area bound by Cluny Road, Link Road and 
the New England Highway as identified in Figure 1. 


 


 


Figure 1 - Link Road South Precinct 
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Part 2 Requirements for development in the Link Road South Precinct  


2.1 Road and access networks  


S.1 The road layout and inter-allotment connections shown on the Strategy Plan are diagrammatic 
only and provide an outline of the desired network of road, pedestrian, bicycle and inter-
allotment connections for the area. The exact location of roads, pedestrian and bicycle 
networks and other access ways will be subject to subdivision and engineering design in 
response to the site analysis.  


S.2 Subdivision design should minimise the visual impact of roads on the local environment by 
endeavouring to preserve existing trees and by following contour lines as closely as possible.  


2.2 Site specific requirements  


The following requirements apply to specific locations shown with corresponding circled numbers on 
the Link Road South Strategy Plan. 


  Scholes Street road reserve  


Scholes Street road reserve is identified in the Armidale Greening Plan as a potential wildlife corridor.  


Objectives  


O.1 To protect and maintain the Scholes Street road reserve as a wildlife corridor.  


S.1 The Scholes Street road reserve shall be retained in a primarily natural state to form a wildlife 
corridor, with the inclusion of an all-weather pedestrian/cycleway link between Harden Street 
and Link Road. Access via the highway under-pass shall be designed and constructed taking 
into consideration AUSTROADS Guide to Engineering Practice, the RTA NSW Bicycle Guidelines 
and the Armidale Bicycle Strategy and Action Plan 2012.  


S.2 No vehicular access shall be permitted across the Scholes Street road reserve corridor in order 
to preserve its primary function as a pedestrian/cycle route.  


S.3 Significant development of land adjacent to the corridor shall be required to provide 
pedestrian access, as indicated on the Strategy Plan. Pedestrian links between adjacent streets 
and the corridor shall be provided at intervals not exceeding 100 metres.  


S.4 Development fronting the Scholes Street road reserve shall provide a 3 metre strip of land 
along the road reserve boundary (to be dedicated to Council) to allow for future maintenance 
between the property boundaries and the reserve.  


 New England Highway  


Objectives  


O.1 To manage traffic flows and noise buffers for land proximal to the New England Highway.  


O.2 To minimise any adverse visual impact on views both to and from the New England Highway.  


S.1 No access is permitted directly onto the New England Highway.  


S.2 The design and layout of roads and lots adjacent to the New England Highway shall take into 
consideration the impacts of any traffic related noise identified through the Site Analysis Plan. 
Any proposed noise attenuation buffers shall generally be incorporated into the development 
(e.g. larger residential lots) rather than being dedicated as public land or reserve.  


S.3 Any significant development of land with frontage to the New England Highway shall include 
an assessment of the visual appearance of the development from the highway, and shall 
outline proposed measures to be incorporated into the development to minimise any adverse 
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visual impact and integrate the appearance of the development with the surrounding 
landscape when viewed from the highway corridor and beyond. 


 Access to public open space  


Objective  


O.1 To ensure safe and efficient public access to the open space area  


S.1 Subdivision of land adjacent to the open space reserve (see 2.5 below), shall provide public road 


frontage to the open space area, generally as shown on the Strategy Plan in the area marked .  


S.2 The location and length of public road frontage shall be subject to final subdivision design and 
the requirements of Council.  


 New England Highway roundabout  


Objective  


O.1 To ensure safe road access from the NE Highway into the Link Road South Precinct.  


S.1 Development of Lot 1 DP 1130748 shall make provision for future road connection to the 
adjacent New England Highway roundabout.  


S.2 The fourth arm onto the roundabout shall be constructed in accordance with requirements 
and standards of the Roads and Maritime Services Authority applicable at the time.  


S.3 A connecting road from the roundabout to Link Road shall be incorporated into development 
of Lot 1, as shown on the Strategy Plan.  


2.3 Utility services  


S.1 The supply of sewer and reticulated water to any new development shall be carried out in 
accordance with Council’s Water Supply and Sewerage Development Servicing Plan and the 
relevant chapters of this DCP.  


S.2 The proposed location of new sewer and water infrastructure required to service future 
development is outlined on the Link Road South Strategy Plan.  


2.4 Stormwater drainage  


S.1 Stormwater drainage systems shall be designed and provided in accordance with Chapter 2.7 
– Floodplain Protection and Stormwater Drainage. In addition to the principles and 
requirements outlined in this chapter, development of land to which the Strategy Plan applies 
shall provide, where relevant, an easement or riparian area reserve as outlined below:  


a) over that part of the stormwater drainage system that drains westward, generally from Scholes 
Street road reserve to an existing culvert under the New England Highway.  


b) over that part of the stormwater drainage system that drains westward through Lots 233, 234, 
453 and 454 DP 755808 and to Cluny Road.  


2.5 Open space reserve  


An area of remnant native vegetation, consisting predominately of Red Gum/Yellow Box Woodland is 
shown on the Link Road South Strategy Plan. This woodland vegetation type is listed as a Critically 
Endangered Ecological Community under the Environment Protection and Biodiversity Conservation 
Act, 1999 and an Endangered Ecological Community under the provisions of the Threatened Species 
Conservation Act, 1995. The woodland forms a continuation of vegetation found in the Scholes Street 
road reserve and is intended to provide a passive recreational resource for future residential 
development in the Link Road South Strategy Area. 
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Objectives  


O.1 To preserve and protect native flora and fauna, and maintain natural habitat corridors.  


S.1 Woodland areas utilised for public open space should be retained in a relatively undisturbed 
natural state for passive recreation and conservation, with only minimal walking paths and 
interpretive signs.  


S.2 Provision of any playground equipment or active recreational facilities should be situated 
towards the perimeter of the woodland area, preferably where public road frontage is to be 
provided, as outlined above.  


S.3 Development of the land on which the remnant woodland vegetation is located shall make 
provision for dedication of public open space to adjoin the Scholes Street road reserve. 
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Part 1 General Provisions  
 
1.1 Introduction  
 
The Duval Precinct Chapter has been developed to provide further detail in relation to the future 
development of land shown on the Duval Strategy Plan Map (see Appendix 1).  
 
The purpose of this chapter is to identify site specific strategies and requirements that must be 
incorporated into future development of land in the Duval Precinct.  
 
The provisions of this chapter should be read in conjunction with other relevant chapters of the 
Armidale Regional Council Development Control Plan 2012.  
 
1.2 Objectives  
 
The objective of this chapter is to ensure that development of urban areas involving multiple land 
holders is carried out in a coordinated and integrated manner.  
 
1.3 Addressing the guidelines in this chapter  
 
Additional guidelines specifically for land in the Duval Precinct are set out in this chapter. These are 
expressed in the form of objectives that need to be addressed for each development proposal. For 
each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure compliance. 
Alternative approaches may be proposed, provided these adequately address the relevant objectives 
and comply with legislation.  
 
1.4 Land to which this chapter applies  
 
The Duval Precinct chapter applies to land in the area bound by Niagara Street, Cluny Road, New 
England Highway, Crest Road and Erskine Street as shown below in Figure 1. 
 


 
Figure 1 - Duval Precinct Area 
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Part 2 Requirements for development in the Duval Precinct  
 
2.1 Road and access networks  
 


S.1 The road layout and inter-allotment connections shown on the Duval Strategy Plan are 
diagrammatic only and provide an outline of the desired network of road, pedestrian, bicycle 
and inter-allotment connections for the area. The exact location of roads, pedestrian and 
bicycle networks and other access ways will be subject to subdivision and engineering design.  


 
S.2 Subdivision design should minimise the visual impact of roads on the local environment by 


endeavouring to preserve existing trees and by following contour lines as closely as possible.  
 
2.2 Site specific requirements 
 
The following requirements apply to specific locations shown with corresponding circled numbers on 
the Duval Strategy Plan.  
 


 Northcott Street Road Reserve (north of Erskine Street)  
 
Objectives  
 


O.1 To protect and maintain the Northcott Street road reserve as a pedestrian access route.  
 
S.1 The Northcott Street road reserve shall be retained to provide future pedestrian access to Lot 


25 DP 531103, Lot 86 DP 865309 and to the western end of Ash Tree Drive.  
 
S.2 The road reserve shall also be retained for vehicle access to Lot 25 DP 531103 and possibly Lot 


86 DP 865309. Vehicle access via the Northcott Street road reserve to Lot 86 DP 865309 will 
involve bridging the watercourse and possible widening, as required, at the expense of the 
developer.  


 
S.3 Applications for any significant development proposing the use of Northcott Street for vehicle 


access shall include a Traffic Study to assess the need for upgrading the intersection of 
Northcott and Erskine Streets and to demonstrate that the road design will deter the use of 
this route as a ‘short cut’ between Erskine Street and the eastern end of Madgwick Drive.  


 


 Road Reserve north of Ash Tree Drive to Munro Street  
 
The road reserve between Ash Tree Drive and Munro Street is identified in the Armidale Greening 
Plan as a potential wildlife corridor.  
 
Objectives  
 


O.1 To protect and maintain the road reserve north of Ash Tree Drive to Munro Street as a wildlife 
corridor and pedestrian access route.  


 
S.1 This road reserve shall be retained to provide:  


 
a) shared vehicular and pedestrian access over its northern section between Munro Street 


and the existing dwelling on Lot 42 DP 794031 (if required), subject to costs being met 
by the beneficiary land holder;  
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b) pedestrian access over the southern section of road reserve to Ash Tree Drive; and 
 
 c) embellishment and revegetation where appropriate to enhance its function as a wildlife 


corridor.  
 


S.2 The proposed pedestrian link from Ash Tree Drive to Lot 42 DP 794031 shall provide for all-
weather access.  


 


 Munro Street Road Reserve  
 
Objectives  
 


O.1 To maintain the Munro Street road reserve for the multiple uses outlined below.  
 
S.1 This road reserve is to be maintained to provide access to the ABC Transmitter site, Lot 42 DP 


794031, and to provide pedestrian (and possibly emergency vehicle) access between proposed 
Golden Grove and Crest Road. The road may also be used for future additional access to Duval 
High School.  


 
S.2 Any extensions or upgrading to the road carriageway in the event of significant development 


shall be at the cost of the developer(s).  
 


 Scholes Street road reserve  
 
Scholes Street road reserve is identified in the Armidale Greening Plan as a potential wildlife 


corridor.  
 


Objectives  
 
O.1 To protect and maintain the Scholes Street road reserve as a wildlife corridor.  
 
S.1 This road reserve shall be retained in a primarily natural state to form a wildlife corridor with 


the inclusion of an all-weather pedestrian/cycleway link between Harden Street and Link Road. 
Access via the highway under-pass shall be designed and constructed taking into consideration 
AUSTROADS Guide to Engineering Practice, the RTA NSW Bicycle Guidelines and the Armidale 
Bicycle Strategy and Action Plan 2012.  


 
S.2 No vehicular access shall be permitted across the Scholes Street road reserve corridor in order 


to preserve its primary function as a pedestrian/cycle route. East-west traffic flow in this 
vicinity shall only be permitted along Harden Street.  


 
S.3 Significant development of land adjacent to the corridor shall be required to provide 


pedestrian access as indicated on the Strategy Plan. Pedestrian links between adjacent streets 
and the corridor shall be provided at intervals not exceeding 100 metres.  


 
S.4 Development fronting the Scholes Street road reserve shall provide a 3 metre strip of land 


along the road reserve boundary (to be dedicated to Council) to allow for future maintenance 
between the property boundaries and the reserve.  
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S.5 The proposed pedestrian/cycleway link shall extend westwards from Scholes Street to the land 
zoned RE1 - Public Recreation on the western side of Duval High School.  


 


 Harden Street and pedestrian/cycleway cross-over  
 
S.1 Traffic calming measures and/or a pedestrian crossing shall be provided at the cross-over 


point between Harden Street and the Scholes Street pedestrian/cycleway path, in conjunction 


with the western extension of Harden Street (see ).  
 


 Harden Street to Cluny Road Link  
 
Objectives  


 
O.1 To form connections between residential development areas.  
 
S.1 Harden Street shall be extended in a westerly direction to form a connecting road between 


Cluny Road and Crest Road.  
 


S.2 The eastern section of the road marked  shall require:  
 


a) possible road widening at the existing western end of Harden Street; and  
 
b) traffic calming measures and/or pedestrian crossing in the vicinity of Duval High School, 


as outlined above in .  
 


S.3 The western section of proposed road  has potential to intersect with Cluny Road in a 
number of locations, subject to the timing of development and final subdivision design. Two 
potential options are shown diagrammatically on the Strategy Plan; however, only one 
intersection shall be constructed in this locality in order to limit the number of intersections 
along Cluny Road. 


 


Northern Extension of proposed Grandview Crescent  
 
S.1 Proposed Grandview Crescent (created via DA 0405/0238) shall be extended north through Lot 


82 DP 785077 to intersect with the road identified in point  above.  
 


S.2 Dedication of the section of road  which traverses RE1 Public Recreation may only occur 
following an amendment to its status from Public Land to Operational Land (in accordance with the 
Local Government Act, 1993).  
 


 Intersection of roads  and   
 


Point  relates to the following lots:  


Lot 1 DP 131912     Lot 4 DP 255035  


Lot 33 DP 593364    Lot 7 DP 255035  


Lot 83 DP 785077    Lot 21 DP 1168082  


Lot 1 DP 738275  







 


Page 348 of 365 
 


 


S.1 The final design, location and construction of an intersection between proposed roads  and 


 will be subject to the timing of development and layout for subdivision of the above lots. 
Any proposal for significant development of the subject lots must make provision for access to 
adjacent lots generally in accordance with the Strategy Plan.  


 
S.2 Proposals for significant development of any of the above lots shall include a road network 


plan indicating a proposed road layout over the area shown on the Strategy Plan as  that 
achieves the inter-allotment and through road connections indicated on the Strategy Plan.  


 


 Cluny Road/Madgwick Drive/Niagara Street intersection  
 


S.1 The preferred route for vehicle access/egress to/from Lot 33 DP 593364 and Lot 83 DP 
785077, in the event of significant development of those properties, is via Cluny Road to the 
Cluny Road/Madgwick Drive/Niagara Street intersection. This route may also be required for 
access to Lot 86 DP 856309, depending on the timing and design of development for this land.  


 
S.2 Any proposal for significant development of Lot 86 DP 856309 shall include details for future 


access in the vicinity of the Cluny Road/Madgwick Drive/Niagara Street intersection. Proposals 
must demonstrate that adequate sight distances are available and that safe and efficient 
access can be provided to/from any development in this locality.  


 


 New England Highway  
 


O.1 To manage traffic flows and noise buffers for land proximal to the New England Highway.  
 
O.2 To minimise any adverse visual impact on views both to and from the New England Highway.  
 
S.1 No access is permitted directly onto the New England Highway.  
 
S.2 The design and layout of roads and lots adjacent to the New England Highway shall take into 


consideration the impacts of any traffic related noise identified in the site analysis. Any 
proposed noise attenuation buffers shall generally be incorporated into the development (e.g. 
larger residential lots) rather than being dedicated as public land or reserve.  


 
S.3 Any significant development of land with frontage to the New England Highway shall include 


an assessment of the visual appearance of the development from the highway, and shall 
outline proposed measures to be incorporated into the development to minimise any adverse 
visual impact and integrate the appearance of the development with the surrounding 
landscape when viewed from the highway corridor and beyond.  


 
S.4 The Armidale Bicycle Strategy includes the proposed network routes outlined below, and as 


shown on the Strategy Plan. Where necessary, significant development of land incorporating, 
or adjacent to, a proposed bicycle network route shall include provisions to enable 
construction of the route as outlined in the Bicycle Strategy. OR3 North Hill – UNE via Duval 
Street (primary on-road route) SP11 Erskine Street – Ash tree Drive (new primary off-road 
route)  
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2.3 Bicycle network  
 
S.1 The Armidale Bicycle Strategy includes the proposed network routes outlined below, and as 


shown on the Strategy Plan. Where necessary, significant development of land incorporating, 
or adjacent to, a proposed bicycle network route shall include provisions to enable 
construction of the route as outlined in the Bicycle Strategy.  


 
OR3 North Hill – UNE via Duval Street (primary on-road route)  
 
SP11 Erskine Street – Ash tree Drive (new primary off-road route)  


 
2.4 Utility services  


 
S.1 The supply of sewer and reticulated water to any new development shall be carried out in 


accordance with Council’s Water Supply and Sewerage Development Servicing Plan and the 
relevant chapters of this DCP.  


 
S.2 The proposed location of new sewer and water infrastructure required to service future 


development is outlined on the Duval Strategy Plan.  
 


2.5 Stormwater drainage  
 
S.3 Stormwater drainage systems shall be designed and provided in accordance with Chapter 2.7 


– Floodplain Protection and Stormwater Drainage. In addition, development of land to which 
the Strategy Plan applies shall provide, where relevant, an easement or riparian area reserve 
over that part of the stormwater drainage system between the New England Highway and 
Cluny Road. 
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Appendix 1 – Duval Strategy Plan 
 


 
 


Figure 2 - Duval Strategy Plan  
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Part 1 General Provisions  
 
1.1 Introduction  


 
The North-East Armidale Precinct Chapter has been developed to provide further detail in relation to 
the future development of land shown on the North-East Armidale Strategy Plan Map (see Figure 1).  


 
The purpose of this chapter is to identify site specific strategies and requirements that must be 


incorporated into future development when development of land in the North-East Armidale 
Precinct occurs. The provisions of this chapter should be read in conjunction with other 
relevant chapters of the Armidale Regional Council Development Control Plan 2012.  


 
1.2 Objectives  
 
The objective of this chapter is to ensure that development of urban areas involving multiple land 
holders is carried out in a coordinated and integrated manner.  
 
1.3 Addressing the guidelines in this chapter  
 
Additional guidelines specifically for land in the North-East Armidale Precinct are set out in this 
chapter. These are expressed in the form of objectives that need to be addressed for each 
development proposal. For each objective (O), ‘acceptable solutions’ (S) are provided which, if met, 
will ensure compliance. Alternative approaches may be proposed, provided these adequately 
address the relevant objectives and comply with legislation.  
 
1.4 Land to which this chapter applies  
 
The North-East Armidale Precinct Chapter applies to land in the area bound generally by Rockvale 
Road, Box Hill Drive, Cookes Road, Erskine Street, Kennedy Street North and Watson Avenue as 
shown in Figure 1. 
 


 
Figure 1 - North-East Armidale Precinct Area 
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Part 2 Requirements for development in the North-East Armidale Precinct  
 
2.1 Road and access networks  
 


S.1 The road layout and inter-allotment connections shown on the Strategy Plan are diagrammatic 
only and provide an outline of the desired network of road, pedestrian, bicycle and inter-
allotment connections for the area. The exact location of roads, pedestrian and bicycle 
networks and other access ways will be subject to subdivision and engineering design in 
response to the site analysis.  


 
S.2 Subdivision design should minimise the visual impact of roads on the local environment by 


endeavouring to preserve existing trees and by following contour lines as closely as possible.  
 
2.2 Site specific requirements  
 
The following requirements apply to specific locations shown with corresponding circled numbers on 
the North-East Armidale Strategy Plan.  
 


 Box Hill Drive  
 
Box Hill Drive has been identified by Council as a potential future road link between Erskine Street 
and Rockvale Road.  
 


S.1 Any development requiring access to/from Box Hill Drive shall make provision for the 
construction of Box Hill Drive from the nearest sealed public road up to the point of entry to a 
development site in accordance with Council’s road design standards applicable at the time.  


 
S.2 Council may require additional road works past the entry point to the proposed development 


to eliminate dust nuisance to residential properties.  
 
S.3 Road design should endeavour to retain as many existing trees within the road reserve as is 


feasible and safe.  
 
2.3 Bicycle network  
 


S.1 The Armidale Bicycle Strategy includes the proposed network routes outlined below. Where 
necessary, significant development of land incorporating or adjacent to a proposed bicycle 
network route shall include provisions to enable construction of the route as outlined in the 
Bicycle Strategy.  


 
SP1 Cookes Road – Merinda Place via Erskine Street (primary off-road route)  
 
SP3 Canambe Street – Rockvale Road via Box Hill Drive  


 
2.4 Utility services  
 
S.2 The supply of sewer and reticulated water to any new development shall be carried out in 
accordance with Council’s Water Supply and Sewerage Development Servicing Plan and the relevant 
chapters of this DCP.  
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S.3 The proposed location of new sewer and water infrastructure required to service future 
development is identified on the North East Armidale Strategy Plan.  
 
2.5 Gara raw water main  
 
The location of the Gara Raw Water Main is shown on the Strategy Plan. The main is not available for 
domestic water connections.  
 
S.4 Any development of land through which the main passes shall provide a 5 metre wide easement 
over the main to benefit Council. The line of the water main shall be off-set by not less than 1.5 
metres from one side of the easement to allow for maintenance access by Council.  
 
S.5 Council may consider realignment of the water main, at the developer’s expense, where required 
to enable development to occur.  
 
2.6 Stormwater management  
 
S.1 Stormwater drainage systems shall be designed and provided in accordance with Chapter 2.7 – 
Floodplain Protection and Stormwater Drainage. In addition to the principles and requirements 
outlined in this chapter, development of land to which the Strategy Plan applies shall provide, where 
relevant, an easement or riparian area reserve over existing natural flow paths within the area of 
proposed development, and over receiving drainage systems downstream of development sites that 
cater for run-off from development. 
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Appendix 1 - North East Armidale Strategy Plan 
 


 
Figure 2 – North-East Armidale Strategy Plan 
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Part 1 General Provisions  
 
1.1 Introduction  
 
The Chestnut Avenue Precinct Chapter has been developed to provide further detail in relation to the 
future development of land shown on the Chestnut Avenue Strategy Plan Map (see Figure 1). The 
purpose of this chapter is to identify site specific strategies and requirements that must be 
incorporated into future development when development of land in the Chestnut Avenue Precinct 
occurs. The provisions of this chapter should be read in conjunction with other relevant chapters of 
the Armidale Regional Council Development Control Plan 2012.  
 
1.2 Objectives  
 
The objective of this chapter is to ensure that development of urban areas involving multiple land 
holders is carried out in a coordinated and integrated manner.  
 
1.3 Addressing the guidelines in this chapter  
 
Additional guidelines specifically for land in the Chestnut Avenue Precinct are set out in this chapter. 
These are expressed in the form of objectives that need to be addressed for each development 
proposal. For each objective (O), ‘acceptable solutions’ (S) are provided which, if met, will ensure 
compliance. Alternative approaches may be proposed, provided these adequately address the 
relevant objectives and comply with legislation.  
 
1.4 Land to which this chapter applies  
 
The Chestnut Avenue Strategy Plan applies to the area bounded by Glen Innes Road, Gordon Street, 
Chestnut Avenue and Old Glen Innes Road as shown in Figure 1. 
 


 
 
Figure 1 - Chestnut Avenue Precinct Area 
 







 


Page 358 of 365 
 


Part 2 Requirements for development in the Chestnut Avenue Precinct  
 
2.1 Road and access networks  
 


S.1 The road layout and inter-allotment connections shown on the Strategy Plan are diagrammatic 
only and provide an outline of the desired network of road, pedestrian, bicycle and inter-
allotment connections for the area. The exact location of roads, pedestrian and bicycle 
networks and other access ways will be subject to subdivision and engineering design in 
response to the site analysis.  


 
S.2 Subdivision design should minimise the visual impact of roads on the local environment by 


endeavouring to preserve existing trees and by following contour lines as closely as possible.  
 
2.2 Site specific requirements  
 
The following requirements apply to specific locations shown with corresponding circled numbers on 
the Chestnut Avenue Strategy Plan.  
 


Chestnut Avenue  
 


S.1 Provision of all-weather pedestrian and emergency access in conjunction with the 
development of 30 or more lots at the northern end of Chestnut Avenue with only one road 
access via Old Glen Innes Road.  


 
S.2 Entrances to the access shall be designed to discourage the use of this route by others than 


the intended users. Emergency access shall require signage and road markings to clearly 
identify its purpose.  


 


 Restricted Vehicular Access  
 


S.1 No direct vehicular access is permitted to Glen Innes Road in the location shown on the 
Strategy Plan. Vehicular access to the development of this land may be achieved by an internal 
access road or a separate service road adjacent to Glen Innes Road (subject to satisfactory 
engineering design).  


 
2.3 Utility services  
 


S.1 The supply of sewer and reticulated water to any new development shall be carried out in 
accordance with Council’s Water Supply and Sewerage Development Servicing Plan and the 
relevant chapters of this DCP.  


 
S.2 The proposed location of new sewer and water infrastructure required to service future 


development is identified on the Chestnut Avenue Strategy Plan.  
 
2.4 Stormwater management  
 
S.3 Stormwater drainage systems shall be designed and provided in accordance with Chapter 2.7 – 
Floodplain Protection and Stormwater Drainage. In addition to the principles and requirements 
outlined in this chapter, development of land to which the Strategy Plan applies shall provide, where 
relevant, an easement or riparian area reserve as outlined below:  
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a) over the natural drainage path running generally from north-west to south-east through 
the centre of the subject land.  


 
c) an inter-allotment drainage easement to drain water from the northern area of land to 


which the Strategy Plan applies to the existing natural drainage path. This easement is 
to extend from the land identified on the Strategy Plan as Lot 12 DP 255035 and Lot 1 
DP 40374, south along the common boundary of Lot 5 DP 608284, Lot 6 DP 608284 and 
Lot 8 DP 569699. 
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Appendix 1 - Chestnut Avenue Strategy Plan 
 


 
 
Figure 2 - Chestnut Avenue Strategy Plan 
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Part 1 General provisions  
 
1.1 Introduction  
 
The Shambrook Avenue Precinct Chapter has been developed to provide further detail in relation to 
the future development of land shown on the Shambrook Avenue Strategy Plan Map (see Figure 1). 
 
The purpose of this chapter is to identify site specific strategies and requirements that must be 
incorporated into future development when development of land in the Shambrook Avenue Precinct 
occurs. The provisions of this chapter should be read in conjunction with other relevant chapters of 
the Armidale Regional Council Development Control Plan 2012.  
 
1.2 Objectives  
 
The objective of this chapter is to ensure that development of urban areas involving multiple land 
holders is carried out in a coordinated and integrated manner.  
 
1.3 Addressing the guidelines in this chapter  
 
Additional guidelines specifically for land in the Shambrook Avenue Precinct are set out in this 
chapter. These are expressed in the form of objectives that need to be addressed for each 
development proposal. For each objective (O), ‘acceptable solutions’ (S) are provided which, if met, 
will ensure compliance. Alternative approaches may be proposed, provided these adequately 
address the relevant objectives and comply with legislation.  
 
1.4 Land to which this chapter applies  
 
The Shambrook Avenue Strategy Plan applies to the area in heavy black bordered by Shambrook 
Avenue and the New England Highway shown below in Figure 1. 
 


 
 
Figure 1 - Shambrook Avenue Precinct Area 
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Part 2 Requirements for development in the Shambrook Avenue Precinct  
 
2.1 Road and access networks  
 


S.1 The road layout and inter-allotment connections shown on the Strategy Plan are diagrammatic 
only and provide an outline of the desired network of road, pedestrian, bicycle and inter-
allotment connections for the area. The exact location of roads, pedestrian and bicycle 
networks and other access ways will be subject to subdivision and engineering design in 
response to the site analysis.  


 
S.2 Subdivision design should minimise the visual impact of roads on the local environment by 


endeavouring to preserve existing trees and by following contour lines as closely as possible.  
 
2.2 Pedestrian and cycle access  
 


S.1 Shared pedestrian/cycle access shall be provided from Shambrook Avenue to existing 
development on the northern side of the Main Northern Railway Line in conjunction with any 
significant development of land to which the Strategy Plan applies.  


 
S.2 A number of options for pedestrian/cycle access have been identified on the Strategy Plan. 


The final route for any access link will be subject to negotiation with the affected landholder(s) 
to acquire suitable land for construction of the link, and concurrence of the relevant Rail 
Authority for a rail line crossing.  


 
S.3 The options for shared pedestrian/cycle access from Shambrook Avenue require construction 


of a link connecting to either:  
 


a) the existing walking track on Old Inverell Road/Handel Street;  
 
b) the corner of Glenelg Road and Helen Avenue, via Helen Avenue Park; or c) White 


Avenue.  
 
2.3 New England Highway  
 


O.1 To manage traffic flows and noise buffers for land proximal to the New England Highway.  
 
O.2 To minimise any adverse visual impact on views both to and from the New England Highway.  
 
S.1 No access is permitted directly onto the New England Highway.  
 
S.2 The design and layout of roads and lots adjacent to the New England Highway shall take into 


consideration the impacts of any traffic related noise identified through the Site Analysis Plan. 
Any proposed noise attenuation buffers shall generally be incorporated into the development 
(e.g. larger residential lots) rather than being dedicated as public land or reserve.  


 
S.3 Proposed development of land with frontage to the New England Highway shall include an 


assessment of the visual appearance of the development from the highway, and shall outline 
proposed measures to be incorporated into the development to minimise any adverse visual 
impact and integrate the appearance of the development with the surrounding landscape 
when viewed from the highway corridor and beyond.  
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2.4 Highway noise  
 
Properties adjacent to the New England Highway may experience traffic-generated noise. Noise 
impacts must be addressed in accordance with the relevant DCP Chapters, Council policy and 
guidelines. 
 
2.5 Stormwater management  
 


S.1 Stormwater drainage systems shall be designed and provided in accordance with Chapter 2.7 
– Floodplain Protection and Stormwater Drainage. The drainage concept for the Shambrook 
Avenue Strategy Plan area is to mitigate any potential flooding of downstream properties 
north of Shambrook Avenue by redirecting storm water flows to Martin’s Gully.  


 
S.2 In addition, and where relevant, an easement or riparian area reserve development of land 


upstream of the drainage discharge point into Martin’s Gully shall direct storm water via an 
easement or reserve to the open drain constructed along Shambrook Avenue, then through to 
Martin’s Gully. 
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Appendix 1 - Shambrook Avenue Strategy Plan 
 


 
 
Figure 2 - Shambrook Avenue Strategy Plan 
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Executive Summary 


Table 1 – Executive Summary Table 


Item Planning Proposal Response 


Site Address 90 Kurrawatha Avenue, Armidale 


Real Property Description Part Lot 200 DP 1277689 


Existing Planning Controls 1 hectare Minimum Lot Size within the C4 ‘Environmental Living’ 
zone and 4 hectare Minimum Lot Size within the C3 
‘Environmental Management’ zone on the land   


Proposed Amendments 4,000m² and 6,000m2 Minimum Lot Size 


Technical Studies Relied Upon • Flora and Fauna Assessment, 90 Kurrawatha Avenue, Rev 2 
(Birdwing Ecological Services, 5 March 2024);  


• Targeted Dichanthuim Setosum Survey, 90 Kurrawatha 
Avenue, (Birdwing Ecological Services, 5 March 2024) 


• Aboriginal Cultural Heritage Due Diligence Assessment, 
(AREA Environmental & Heritage Consultants, 8 February 
2024); 


• Strategic Analysis for the Draft Armidale Dumaresq LEP 
2005 (Armidale Dumaresq Council, 2005) 


• Dumaresq Environmental Study Visual Assessment (EDAW 
(Aust) Pty Ltd & Magoffin Deakin Pty Ltd, 1993) 


• City of Armidale Environmental Protection Zone Review 
(Hill Top Planners and Manidis Roberts Pty Limited, 1995) 


• New England Development Strategy (Worley Parsons, 
2010) 
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INTRODUCTION 


Overview 


This Planning Proposal (PP) has been prepared in accordance with Section 3.33 of the Environmental 
Planning and Assessment Act 1979 (EP&A Act) and the Department of Planning, Housing and 
Infrastructure’s "Local Environmental Plan Making Guideline" (NSW Department of Planning and 
Environment, 2023). The PP seeks to amend the Armidale Regional Local Environmental Plan 2012 (LEP 
2012). 


This PP seeks to amend the LEP 2012 by changing the Lot Size Map from 1 and 4 ha to 4,000m² and 
6,000m2 on part of Lot 200 DP1277689, to facilitate a greater density of development on the land as a 
response to the site-specific opportunities and constraints, whilst facilitating the efficient use of existing 
infrastructure in the locality. 


Site & Location 


The PP site (subject site), being part Lot 200 DP1277689, has a total area of 6.626 hectares. Of this area, 
6.051ha (91%) currently has a minimum lot size of 1ha (current C4 zone), and 0.575 ha (9%) currently has 
a minimum lot size of 4ha (current C3 zone). The location of the subject site is shown in Figure 1. 


 


Figure 1 – Planning Proposal Location 
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Figure 2 shows the PP site, (red border) in the context of Lot 200 DP 1277689 (yellow border), with a 
satellite imagery background. 
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Figure 2 – Site Plan 


PP Design Rationale 
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The subject site is located in the area that was within the former Dumaresq Shire Council (DSC) Local 
Government Area (LGA) and directly abutting the former Armidale City Council (ACC) LGA (refer 


 


Figure 3 showing LGA boundary in purple). As outlined in more detail in Part 3 of this PP, the area of the 
subject site and its surrounds was identified as part of previous planning investigations undertaken by 
the previous Councils as being of visual amenity value. Retention of the vegetated upper slopes and 
undeveloped hilltop areas was deemed to be of importance in retaining the visual amenity from the key 
visual receptor areas. 


Consequentially the land was zoned to reinforce protection of the visual amenity values, and minimum 
lot size controls were established to restrict the density of development. This resulted in the lower 
elevations of the parent lot being initially zoned ‘Environmental Protection - Scenic Support’ and the 
upper slopes zoned as ‘Environmental Protection – Prime’. Within the adjacent former ACC land, the land 
was zoned Rural Fringe. Further development controls were provided within the Development Control 
Plans (DCP) to assist with attainment of these objectives. These controls have essentially transferred 
unchanged through the amalgamation of the two Councils and then subsequent iterations of LEPs.  


In 2014, Council granted consent to a 28-lot subdivision of the subject site and adjacent land (DA-2-
2014/A) (refer Figure 4). This subdivision consent has been commenced but not yet completed. 
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Figure 3 – Site Context 


 


Figure 4 – Approved Subdivision DA-2-2014-A 
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More recently the adjacent former ACC land to the north of the current PP site, was the subject of a PP 
(No. 10) that: 


• rezoned the site from R5 Large Lot Residential to R2 Low Density Residential and C4 Environmental 
Living, and 


• changed the MLS from 2 ha to 4,000m² (for R2 area). 


Whilst not strictly consistent with the applicable strategic planning documents, PP No. 10 was justified 
on the basis that: 


• many of the previously identified constraints limiting the site to a rural residential zone had been 
overcome/were able to be mitigated, and  


• the site was consistent with the key assessment criteria for new urban land in Armidale as outlined 
in the New England Development Strategy (NEDS) (Worley Parsons, 2010). 


The PP No. 10 land has subsequently been subdivided (DA-52-2018). This subdivision approval has 
essentially been replaced (whilst not surrendered) by the DA-2-2014-A approval in the PP No. 10 location. 


The subject site remains a discrete parcel of developable land being located predominantly on the upper 
slopes but below the hilltop area, and contiguous to the existing large lot residential development. The 
eastern part of the parent Lot 200 is mapped as having flooding constraints and as such has not been 
included in this PP. The existing large lot residential development in Parsons Close restricts further 
development to the south, similarly the hilltops and rural land to the west restricts further development 
in this direction. The hilltop area and existing subdivision pattern along Kelly’s Plains Road also restricts 
further development in the easterly direction from the site. 


The subject site has attributes that are like the adjacent PP No. 10 land, albeit with some areas a little 
steeper, that warrant consideration of an equivalent density of development to that provided by PP No. 
10. As can be seen in  
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Figure 5, the elevation of the current PP site ranges from 1036m AHD on the lower areas located on the 
north east area of the site to 1068m AHD in the south western area. Importantly, the elevation of the 
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land continues to rise to the south/south west beyond the PP site, to a high point of 1074m AHD within 
the area of Lot 200 DP 1277689, and approximately 1080m AHD further south.  
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Figure 5 – Comparative Elevations 
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The Strategic Analysis for the Draft Armidale Dumaresq LEP 2005 (Strategic Analysis) (Armidale Dumaresq 
Council, 2005) was prepared in 2005 to provide a background to and rationale for the intended LEP to be 
created as part of the merged Armidale City and Dumaresq Shire Councils. To determine areas suitable 
for future residential development, a constraints assessment was provided as part of the Strategic 
Analysis which included broad exclusion criteria and also site-specific constraints. Whilst the subject site 
was not part of this assessment, the adjacent PP No.10 site was, and those principles are considered 
relevant for contemplating as part of intensification of development on the subject site as outlined below. 


Table 2 – Strategic Analysis Principles 


Principle Comment 


Broad Exclusion Criteria  


Land not close to the existing urban area of 
Armidale 


The site directly abuts existing residential zoned 
land. 


Land subject to flooding No part of the PP site is mapped as being subject 
to flooding. 


Bushfire prone land No part of the PP site is mapped on Council’s 
Bush Fire Prone Lands Map as being bush fire 
prone. 


Land uses that are incompatible with residential 
areas 


There are no land uses surrounding the site that 
would be more incompatible with the increased 
density in development on the site. 


Land with prime scenic values The PP site contains a relatively small area of C3, 
approximately .575ha, of prime scenic value 
land. 


It is not intended to vary any planning controls in 
Council’s DCP relating to this area. 


Site specific constraints  


Potential availability of urban infrastructure Urban infrastructure has been extended to the 
adjacent PP No. 10 area and has been designed 
and is readily available to be extended into the 
current subdivision approval for the subject site. 
There are no issues with this availability or 
capacity. 


Land subject to risk – geotechnical instability Part of the subject PP site does contain some 
potential areas of spring activity and some 
steeper areas in the south west, however these 
would be subject to detailed assessment by an 
engineer as part of any future development. As 
such, the site is not expected to compromise the 
ability to achieve residential development. 


Potentially contaminated land The subject site is not known to have comprised 
previous land uses that are expected to have 
cause contamination. 


Potential agriculturally productive land The site is partially mapped as containing 
Strategic Agricultural Land. The existing zoning 
already permits land uses that would render it 
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Principle Comment 


unusable for agriculture. The proposed PP would 
not measurably change this impact. 


Places of heritage significance The site is not known to contain any items or 
areas of Aboriginal or non-Aboriginal heritage 
significance. 


Environmental values including areas with scenic, 
wildlife, habitat and similar natural significance. 


The Biodiversity Assessment that has been 
undertaken as part of the PP identifies that the 
site is largely substantially degraded, and 
remnant native vegetation is in low condition. 
Furthermore, few biodiversity constraints are 
present that would result in a limitation to the 
rezoning and subsequent development of the 
site (Birdwing Ecological Services, 2021). 


 


From the above table it can be seen that the site meets the criteria previously utilised to determine land 
suitable for residential development. It is a logical urban expansion area, located in a discrete and 
spatially confined location, and subject to providing for increased revegetation. 


How to increase revegetation in a realistically attainable and sustainable way in this area, and in an 
appropriate way considering land ownership, control and bushfire risk has been contemplated. Ideally 
the upper most slopes would be re-treed. This is however problematic as it has the potential to result in 
introduction of a bushfire risk (other than grassland vegetation) if a “pocket area” of revegetation 
approach was required. In addition, the on-going maintenance/integrity of the vegetation is likely to be 
uncertain unless it was under the care and control of Council as a reserve. Such an isolated and 
inaccessible pocket, for many reasons, is not appropriate in this scenario. In this context a windbreak 
style of trees planted along the external boundary of the site would provide for a superior outcome. Such 
planting is consistent with rural areas, to which the site abuts. It would not measurably change the 
bushfire risk and may even offer some shielding of bushfire impacts. It would also be far easier to 
maintain for landholders.  


The road reserve offers a prime opportunity for provision of additional trees within the landscape. 
Council’s engineers indicate that this planting can be accommodated within the road reserve along with 
the required table drains and other utility infrastructure. This would be addressed at subdivision DA 
stage. This tiered revegetation approach would provide for layers of trees within the landscape to ensure 
they are interspersed with built form whilst providing a level of control over the management. 


In preparing this PP, consideration was given to rezoning the land to R2 low density residential to be 
consistent with the adjacent PP No. 10 site. In the absence of other scenic protection provisions within 
the LEP, it was considered most appropriate to retain the Environmental Living and Environmental 
Management zonings within the PP site to provide this overarching zoning intent (and retain consistency 
with strategic planning documents), whilst providing a reduction in lot sizes to reflect the site-specific 
development opportunities and constraints. 


It is considered that the proposed PP provides for a superior planning outcome as it will retain existing 
environmental protection whilst providing greater efficiencies of land and infrastructure resources based 
on land capabilities. The PP is consistent with the original strategic intent for the land. 
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PART 1 – OBJECTIVES OR INTENDED OUTCOMES 


Objective 


The objective of the Planning Proposal is to amend the LEP 2012 to allow for a reduced lot size on the 
lower elevations of Lot 200 DP 1277689, 90 Kurrawatha Avenue, Armidale, to facilitate an increase in 
density of residential development on the land whilst ensuring protection of the visual amenity and 
environmental protection for the site and to facilitate more efficient use of the existing infrastructure. 


Intended Outcomes 


The intended outcomes of the PP are: 


• To provide a more efficient use of land facilitating residential accommodation whilst respecting 
and responding to site constraints. 


• To make better use of existing infrastructure. 







Planning Proposal No. 24 – Amending Minimum Lot Size -  90  Kurrawatha Avenue, Armidale, NSW 


- 13 - 


PART 2 - EXPLANATION OF PROVISIONS 


The subject PP site is currently zoned part C4 Environmental Living and part C3 Environmental 
Management as shown in Figure 6, with a corresponding Minimum Lot Size (MLS) of 1 hectare and 4 
hectares respectively, as shown in Figure 7. 


 


Figure 6 – Zoning Map 


 


Figure 7 – MLS Map 
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The objectives or intended outcomes of the Planning Proposal will be achieved by making the following 
amendments to LEP 2012: 


• amending the LEP 2012 Lot Size Map by altering the lot size standard from 1 and 4 hectares within 
the PP site, to 4,000m² and 6,000m2. 
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PART 3 – JUSTIFICATION OF STRATEGIC & SITE SPECIFIC MERIT 


Section A. Need for the planning proposal 


Q1. Is the planning proposal a result of an endorsed LSPS, strategic study or report? 


Whilst the subject site has not been specifically identified for rezoning to large lot residential under 
any strategic study or report, it is consistent with existing strategic planning documents as outlined 
below. 


Strategic Analysis for the Draft Armidale Dumaresq LEP 2005: 


• The site meets the constraints criteria for residential development, as outlined in the 
Introduction section of this report. 


• The area zoned C3 located within the PP site does not contain any HEV land and there are no 
substantial treed areas. 


• The PP would not detrimentally impact on the existing area zoned Prime Scenic (i.e., C3 zone), 
as this area of the PP site does not contain any HEV land nor any substantial treed areas. 


City of Armidale - Environmental Protection Zone Review 


• The recommendation for the Support Scenic Protection Lands (i.e., C4 zone) was for it to be an 
urban use zone with scenic protection provisions and a DCP prepared (Hill Top Planners and 
Manidis Roberts Pty Limited, 1995)p. 49. The PP is consistent with this Review as it will provide 
for a lot size that is consistent with the adjacent “urban use” zone (i.e. R2) whilst having minimal 
impacts on the C3 zoning. 


• The Review recommends that Lot sizes are to reflect the characteristics of the land, including 
linking lot sizes to slope. In particular, it noted that where slope exceeded 5%, extensive 
excavation work is required for roadworks and building pads. Furthermore, lots should be of a 
size to accommodate large scale trees in locations without damaging retaining walls or batters 
(Hill Top Planners and Manidis Roberts Pty Limited, 1995). 
The PP has slopes predominantly in the 5-10% range, which is similar to the recently developed 
PP No.10 area. The PP No. 10 area has an MLS of 4,000m² which the PP is intending to be 
consistent with. The lots at this size are sufficient to accommodate large scale trees in order to 
provide the required screen plantings. 


New England North West Regional Plan 


• Figure 11 of the Plan identifies the site as “Urban Land”. The change in minimum lot size 
proposed by the PP is consistent with this classification. 


Local Strategic Planning Statement (LSPS) 


• Planning Action 1(c)(i) of the LSPS requires undertaking of studies to identify land required and 
suitable for residential and related purposes within or as a logical extension to existing 
settlements. Planning Action 1(c)(ii) requires the amendment of the LEP in response to the 
studies to allow development of land identified as being required and suitable for residential 
and related purposes. In the absence of these studies having been carried out, there is sufficient 
justification from existing strategic planning documents to support the change in minimum lot 
size proposed as outlined above. 


 
 
 







Planning Proposal No. 24 – Amending Minimum Lot Size -  90  Kurrawatha Avenue, Armidale, NSW 


- 16 - 


Q2. Is the planning proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 


Consideration has been given to alternative methods of achieving the objectives and intended 
outcomes of the Planning Proposal. These include the following: 


Rezoning the land to R2, consistent with the adjacent land, as well as varying the MLS as proposed 


This approach would not provide any scenic protection provisions for the site as the LEP does not 
contain the standard scenic protection clauses.  


The approach of the PP as proposed is therefore considered to provide a better outcome in terms of 
protection of the scenic attributes of the site by retaining the C3 and C4 zonings as opposed to rezoning 
to R2 in the absence of standard scenic protection provisions. 


Including a scenic protection clause in the LEP 


As such a clause would ordinarily cover more than one site, it would not be appropriate to include a 
new scenic protection clause within the LEP for only the PP site. Therefore, if Council was of the view 
that this is an appropriate mechanism to protect all the visually sensitive land, the inclusion of such a 
clause would be more appropriately considered as a separate LEP amendment. 


Section B. Relationship to strategic planning framework 


Q3. Will the planning proposal give effect to the objectives and actions of the applicable 
regional or district plan or strategy (including any exhibited draft plans or strategies)? 


New England North West Regional Plan 2041 


The New England North West Regional Plan 2041 (NSW Department of Planning & Environment, 
2022)(‘NENW Regional Plan’) provides the strategic planning framework for the region for the next 20 
years. The NENW Regional Plan provides an overarching framework to guide subsequent and more 
detailed land use plans, development proposals and infrastructure funding decisions. 


The NENW Regional Plan 2041 is provided in five (5) parts, each of which have overarching objectives 
and subsequent strategies in order to achieve the objective and overall vision. 


Table 3 below summarises the directions of the NENW Regional Plan, provides comment on the 
strategies of the Plan that are directly relevant to the Planning Proposal, and indicates whether the 
Proposal is considered to be consistent or inconsistent with the Plan. 


The PP site is identified as “urban land” on Figure 11 of the NENW Regional Plan as replicated in Figure 
6. The PP is consistent with this mapping. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


Part 1 Growth, change and opportunity 


Objective 1: Coordinate land use planning for future growth, community need and regional economic development 


Strategy 1.1 


Land use planning strategies should consider the four key settlement planning principles outlined in the 
Regional Plan and be referred to the Department of Planning, Industry and Environment for endorsement. 


Not relevant this PP. 


Strategy 1.2 


Maximise the cost-effective and efficient use of infrastructure by focusing development around existing 
infrastructure and promote co-location of new infrastructure. 


Consistent. Will utilise existing 
infrastructure recently installed in the 
area and provide for greater utilisation 
of this existing infrastructure (within its 
capacity) through the increased density 
of development. 


Strategy 1.3 


Undertake infrastructure service planning to establish that land can be feasibly serviced prior to rezoning. 


Not relevant. 


Strategy 1.4 


Foster resilience and lower emissions in infrastructure planning at a local, intra-regional and cross border 
scale. 


Not relevant. 


Strategy 1.5 


When updating a LSPS or land use strategy, councils should concurrently prepare infrastructure strategies 
with a schedule of the major infrastructure items for any employment or residential release area. 


Not relevant. 


Part 2 Productive and innovative 


OBJECTIVE 2: Protect the viability and integrity of rural land 


Strategy 2.1 


Use local strategic planning to: 


Complies. The PP would have no 
discernible impact on the productive 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


• protect the productive capacity of important agricultural land 


• supplement State and regional mapping and policy implementation 


• minimise land use conflict that may restrict the use of important agricultural land 


• identify initiatives to protect and enhance the future viability of important agricultural land 


• protect the integrity of existing and planned areas of intensive agriculture. 


capacity of agricultural land or land use 
conflict compared to the existing MLS of 
the site. 


Strategy 2.2 


Ensure land use planning provisions are proportionate to the quality of the land for agriculture and the 
scarcity of productive agricultural land in the region. 


Not relevant. 


OBJECTIVE 3: Expand agribusiness and food processing sectors 


Strategy 3.1 


Facilitate agribusiness employment and income-generating opportunities through the regular review of 
planning and development controls. 


Not relevant. 


Strategy 3.2 


Protect established agriculture clusters and identify expansion opportunities in local plans, avoiding land use 
conflicts, particularly with residential and rural residential land uses. 


Not relevant. 


Strategy 3.3 


Investigate options to access secure water resources through the Regional Water Strategies and Dungowan and 
Malpas Dam Business Cases. 


Not relevant. 


OBJECTIVE 4: Responsibly manage mineral resources 


Strategy 4.1 


Use local strategic planning and planning proposals to consider the ongoing operation of mining and resource 
extraction and future development of known resources by: 


• identifying and protecting key areas of mineral, petroleum and energy resources potential 


While no consultation has taken place 
with the NSW Division of Resources and 
Geoscience, searches using the 
Department of Regional NSW’s 
MinView web mapping application has 
revealed no mineral resources or 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


• protecting related infrastructure, such as road and rail freight routes, from development that could 
affect current or future extraction. 


deposits located within or in proximity 
to the Site. 


Strategy 4.2 


Consult with the NSW Division of Mining Exploration and Geoscience when assessing applications for land use 
changes (strategic land use planning, rezoning and planning proposals) and new developments or expansions. 


Not relevant. 


Strategy 4.3 


Support diversification of mining economies. Strategic planning and local plans should consider opportunities 
to: 


• identify future mine closure dates 


• understand potential changes in water availability, economic/skill profiles and demographics 


• consider land use changes and mine rehabilitation activities to maximise future economic opportunities. 


Not relevant. 


OBJECTIVE 5: Enhance the diversity and strength of Central Business Districts and town centres 


Strategy 5.1 


Use strategic planning and land use plans to maintain and enhance the function of established commercial 
centres by: 


• simplifying planning controls 


• developing active city streets that retain local character 


• facilitating a broad range of uses within centres in response to the changing retail environment 


• maximising the transport and community facilities commensurate with the scale of the proposal. 


Not relevant. 


Strategy 5.2 


Strengthen the function of CBDs by focussing future commercial and retail activity in existing commercial 
centres, unless: 


• there is a demonstrated need 


• there is a lack of suitable sites elsewhere within existing centres 


• there is positive social and economic benefit to locate activity elsewhere. 


Not relevant. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


Where out-of-centre commercial areas are proposed, they must be of an appropriate size for their service 
catchment. 


Strategy 5.3 


Facilitate economic activity around industry anchors, such as health and education facilities, through planning 
controls that encourage clusters of complementary uses and address infrastructure needs. 


Not relevant. 


Strategy 5.4 


Undertake place-based precinct planning for commercial centres to guide development of the area over time. 
A place-based precinct plan will set out the intended future land uses, open space linkages, infrastructure and 
built form outcomes for the area. It is prepared in consultation with local communities and Government 
stakeholders to improve public realm and green infrastructure including open spaces to enhance the vitality 
and viability of those centres. 


Not relevant. 


OBJECTIVE 6: Coordinate the supply of well-located employment land 


Strategy 6.1 


Use strategic planning and local plans to: 


• generate, retain, manage and safeguard significant employment lands 


• respond to characteristics of the resident workforce and those working in the LGA and neighbouring LGAs 


• identify local and subregional specialisations 


• identify future employment lands and align infrastructure to support these lands 


• provide flexibility in local planning controls 


• respond to future changes in industry to allow a transition to new opportunities 


• ensure the employment lands are supported by freight access, critical infrastructure and protected from 
encroachment by incompatible development 


• identify measures to safeguard against impact to the environment, transport networks and sensitive uses, 
such as schools and housing. 


Not relevant. 


OBJECTIVE 7: Support a diverse visitor economy 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


Strategy 7.1 


Use local plans to: 


• enhance the amenity, vibrancy and safety of centres and township precincts 


• create green and open spaces and enhance existing green infrastructure, such as local and regional parks, 
for tourist and recreation facilities 


• support the development of places for artistic and cultural activities 


• protect heritage, biodiversity and agriculture to enhance cultural tourism, agritourism and eco-tourism 


• provide flexibility in planning controls to allow sustainable agritourism and ecotourism 


• improve public access and connection to heritage through innovative interpretation. 


Not relevant. 


Strategy 7.2 


Support a diverse visitor economy in national parks and Crown lands through collaboration between National 
Parks and Wildlife Service (NPWS), Crown Lands, Destination NSW, destination networks, councils and local 
tourism organisations to encourage and welcome visitors. 


Not relevant. 


Part 3: Sustainable and resilient   


OBJECTIVE 8: Adapt to climate change and natural hazards and increase climate resilience 


Strategy 8.1 


When preparing local strategic plans, be consistent with and adopt the principles outlined in the State-wide 
Natural Hazards package. 


Not considered to be inconsistent. 


Strategy 8.2 


Where significant risk from natural hazard is known or presumed, complete or update hazard strategies to 
inform new land use strategies and consult with emergency service providers and local emergency 
management committees. Hazard strategies should investigate options to minimise risk such as voluntary 
housing buy back schemes. 


No significant known risk. 


Strategy 8.3 


Use local strategic planning and local plans to adapt to climate change and reduce exposure to natural hazards 


The PP site is not a known high bushfire 
risk or flood risk. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


by: 


• taking a risk-based-approach to determining natural hazard risk in local strategic planning by using the 
best available science in consultation with the NSW Government, emergency service providers, local 
emergency management committees and bush fire risk management committees 


• locating development away from areas of known high bushfire risk and flood risk to reduce the 
community’s exposure to natural hazards 


• identifying industries and locations that would be negatively impacted as a result of climate change and 
natural hazards and preparing strategies to mitigate negative impacts and identify new paths for growth 


• considering changes to flood hazards resulting from major infrastructure projects (such as Inland Rail 
and other significant road upgrades) on existing and future land use, flood mitigation options, feasibility 
studies and updates to floodplain risk management plans 


• preparing, reviewing and implementing flood risk management plans in existing and new growth areas 
to improve community resilience to the impacts of flooding and to enable flood constraints to be 
incorporated into planning processes early for future development 


• updating flood studies and flood risk management plans after a major flood event incorporating new 
data and lessons learnt 


• communicate natural hazard risk through updated flood studies and strategic plans. 


Strategy 8.4 


Resilience and adaptation plans should consider opportunities to: 


• encourage sustainable and resilient building design and materials (such as forest products) including the 
use of renewable energy to displace carbon intensive or fossil fuel intensive options 


• promote sustainable land management including Ecologically Sustainable Forest Management (ESFM) 


• address urban heat through building design at precinct scale that considers climate change and future 
climatic conditions to ensure that buildings and public spaces are designed to protect occupants in the 
event of heatwaves and extreme heat events 


• integrate emergency management and recovery needs into new and existing urban areas including 
evacuation planning, safe access and egress for emergency services personnel, buffer areas, building 


Not applicable to the PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


back better, whole-of-life cycle maintenance and operation costs for critical infrastructure for 
emergency management 


• promote economic diversity, improved environmental, health and well-being outcomes and 
opportunities for cultural and social connections to build more resilient places and communities 


• protect vulnerable infrastructure assets and mitigate potential network failures. 


OBJECTIVE 9: Lead renewable energy technology and investment 


Strategy 9.1 


When developing strategic plans: 


• support the development of renewable energy storage options and distributed energy systems that are 
located close to their point of use 


• support effective early community consultation. 


Not relevant. 


Strategy 9.2 


When reviewing LEPs and local strategic planning statements: 


• ensure current land use zones encourage and promote new renewable energy infrastructure 


• identify and mitigate impacts on views, local character and heritage where appropriate 


• undertake detailed hazard studies 


• encourage energy efficient buildings and use of buildings materials which have been manufactured by 
some degree of renewable energy. 


Not relevant. 


OBJECTIVE 10: Support a circular economy 


Strategy 10.1 


Support the development of circular economy, hubs, infrastructure and activities and consider employment 
opportunities that may arise from circular economies and industries that harness or develop renewable energy 
technologies and will aspire towards an employment profile that displays a level of economic self-reliance, and 
resilience to 


external forces. 


Not relevant. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


Strategy 10.2 


Use strategic planning and waste management strategies to support a circular economy, including dealing with 
waste from natural disasters and opportunities for new industry specialisations. 


Not relevant. 


Strategy 10.3 


Consider freight access, capacity and interface issues. Facilities will need to be located to accommodate 
required freight movements. 


Not relevant. 


OBJECTIVE 11: Sustainably manage and conserve water resources 


Strategy 11.1 


Strategic planning and local plans should consider: 


• impacts to water quality from land use change 


• water supply availability and issues, constraints and opportunities early in the planning process 


• partnering with local Aboriginal communities to care for Country and waterways 


• locating, designing, constructing and managing new developments to minimise impacts on water 
catchments, including downstream waterways and groundwater resources 


• possible future diversification of town water sources, including groundwater, stormwater harvesting and 
recycling 


• promoting an integrated water cycle management approach to development 


• encouraging the reuse of water in new developments for urban greening and for irrigation purposes 


• improving provision for stormwater management and water sensitive urban design 


• ensuring sustainable development of higher-water use industries by considering water availability and 
constraints, supporting more efficient water use and reuse, and locating development where water can 
be accessed without significantly impacting on other water users or the environment 


• identifying and protecting drinking water catchments and storages in strategic planning and local plans. 


Not relevant to this PP. 


Strategy 11.2 


Encourage a whole of catchment approach to land use and water management across the region that considers 
climate change, water security, sustainable demand and growth, the natural environment and investigate 


Not relevant to this PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


options for water management through innovation. 


OBJECTIVE 12: Protect regional biodiversity and areas of High Environmental Value 


Strategy 12.1 


Protect, maintain and restore important environmental assets in strategic planning and local plans by: 


• focusing land-use intensification away from HEV land and implementing the ‘avoid, minimise and offset’ 
hierarchy in strategic plans, local environmental plans and planning proposals 


• updating existing biodiversity mapping with new mapping in local environmental plans where 
appropriate 


• identifying HEV land within the rezoning area at planning proposal stage through site investigations 


• applying appropriate mechanisms such as conservation zones and Biodiversity Stewardship Agreements 
to protect HEV land within a rezoning area 


• considering climate change risks to HEV land 


• considering riparian environments, water catchment areas and groundwater sources to avoid potential 
development impacts. 


A very small portion of the site is 
mapped as HEV land. The PP will not 
materially change the impact on this 
land through the reduction in minimum 
lot sizes. 


Strategy 12.2 


Support the Biodiversity Conservation Trust in delivering private land conservation programs by: 


• educating landholders on conservation outcomes and financial opportunities available through 
conservation agreements on private land 


• encouraging and supporting landholders to participate in private land conservation 


• encouraging landholders to prioritise investment in biodiversity corridors and linkages. 


• supporting Aboriginal communities to participate. 


Not relevant to this PP. 


Strategy 12.3 


Protect, maintain and enhance HEV on public land by assessing council managed land for the presence of HEV 
to identify land suitable for conservation agreements. 


Not relevant to this PP. 


Strategy 12.4 Not relevant to this PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


Consider the needs of climate refuge for threatened species and other key species in strategic planning 
including biodiversity and conservation planning. 


Strategy 12.5 


Councils should preserve, enhance and link existing and potential biodiversity corridors across the region and 
avoid further fragmentation of these linkages, by: 


• including biodiversity corridor mapping in LEPs as a map overlay with associated clause 


• identifying land with connectivity values and opportunities for landholders to voluntarily participate in 
corridor enhancement/ active rehabilitation/ restoration projects that strengthen and enhance regional 
connectivity 


• review land zonings on land where there are opportunities to protect high priority corridor areas. 


Not relevant to this PP. 


Strategy 12.6 


Strategic planning and local plans should consider opportunities to: 


• use available TSR mapping and categorisation methods to identify potential biodiversity corridors and 
linkages in the local landscape 


• establish relevant partnerships with LALCs and other councils to protect and manage TSRs 


• include TSRs in biodiversity corridor mapping in LEPs. 


Not relevant to this PP. 


Strategy 12.7 


Protect biodiversity values in urban release areas. Strategic planning and local plans should consider 
opportunities to: 


• incorporate validated and up-to-date environmental data 


• encourage biodiversity certification by councils at the precinct scale for high growth areas and by 
individual landholders at the site scale, where appropriate 


• focus land use intensification away from areas of identified HEV and protect HEV with planning controls  


• use buffers to separate or manage incompatible land uses and thereby minimise impacts on biodiversity. 


A very small portion of the site is 
mapped as HEV land. The PP will not 
materially change the impact on this 
land through the reduction in minimum 
lot sizes. 


Part 4 Housing and place   
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


OBJECTIVE 13: Provide well located housing options to meet demand 


Strategy 13.1 


Local housing strategies are to be consistent with the Local Housing Strategy Guideline and the regional plan. 


Not relevant to this PP. 


Strategy 13.2 


Ensure local plans encourage and facilitate a range of housing options in well located areas to accommodate 
the projected household change. 


Not relevant to this PP. 


Strategy 13.3 


New rural residential housing is to be located on land which has been approved in an existing strategy endorsed 
by the Department of Planning and Environment 


Not considered to be new rural 
residential housing. The PP will facilitate 
additional density that is consistent 
with previous studies and adjacent land 
uses. 


OBJECTIVE 14: Provide more affordable and low cost housing 


Strategy 14.1 


Assess the potential to renew social housing to increase and diversify social housing stock. 


Not relevant to this PP. 


OBJECTIVE 15: Understand, respect and integrate Aboriginal culture and heritage 


Strategy 15.1 


Consider applying dual names to important places, features or local infrastructure. 


Not relevant to this PP. 


OBJECTIVE 16: Support the aspirations of Aboriginal people and communities in local planning 


Strategy 16.1 


Provide opportunities for the region’s LALCs to interact with and utilise the NSW planning system and the 
planning pathways available to achieve development aspirations. 


Not relevant to this PP. 


Strategy 16.2 


Councils consider engaging Aboriginal identified staff within their planning teams to facilitate strong 


Not relevant to this PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


relationship building between councils, Aboriginal communities and key stakeholders such as Local Aboriginal 
Land Councils and local Native Title holders. 


Strategy 16.3 


Partner with Aboriginal communities to align strategic planning and community aspirations including enhanced 
Aboriginal economic participation, enterprise and land management. 


Not relevant to this PP. 


OBJECTIVE 17: Celebrate local character 


Strategy 17.1 


Ensure strategic planning and local plans recognise and enhance local character through use of local character 
statements in local plans and in accordance with the NSW Government's Local Character and Place Guideline. 


Not relevant to this PP. 


Strategy 17.2 


Celebrate buildings of local heritage significance by  


• retaining the existing use where possible 


• establishing a common understanding of appropriate reuses 


• exploring history and significance 


• considering temporary uses 


• designing for future change of use options 


Not relevant to this PP. 


OBJECTIVE 18: Public spaces and green infrastructure support connected, inclusive and healthy communities 


Strategy 18.1 


Councils should aim to undertake public space needs analysis and develop public space infrastructure strategies 
for improving access and quality of all public space to meet community need for public spaces. 


This could include: 


• planning for new and improved public space that supports the 10 principles for quality public space of 
the NSW Public Spaces Charter 


• drawing on community feedback to identify the quantity, quality and the type of public space required 


• prioritising the delivery of new and improved quality public space to areas of most need 


Not relevant to this PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


• considering the needs of future and changing populations 


• considering the location of existing educational facilities and their associated walking catchments 


• identifying walkable connectivity improvements and quality and access requirements that would 
improve use and enjoyment of existing infrastructure 


• consolidate, link and enhance high quality open spaces and recreational areas. 


Strategy 18.2 


Public space improvements should consider the local conditions and users, including embracing opportunities 
for greening and applying water sensitive urban design principles. 


Not relevant to this PP. 


Strategy 18.3 


Encourage the use of council owned land for temporary community events and creative practices where 
appropriate by reviewing development controls. 


Not relevant to this PP. 


Strategy 18.4 


Strategic planning and local plans should consider opportunities to: 


• increase urban tree cover in towns and centres including main streets and pedestrian areas 


• ensure new residential and urban release areas incorporate street tree plantings. 


• use local plant species for tree planting as a first preference when appropriate. 


• use koala feed tree species where appropriate in public open spaces, excluding roadsides. 


• provide well-designed built shade in playgrounds, sports and recreation facilities and public spaces. 


It is intended that the subsequent 
subdivision would incorporate 
revegetation through street tree 
planting and windbreak vegetation 
along the external site boundaries. 


Strategy 18.5 


Local environmental plan amendments that propose to reclassify public open space must consider the 
following: 


• the role or potential role of the land within the open space network 


• how the reclassification is strategically supported by local strategies such as open space or asset 
rationalisation strategies 


• where land sales are proposed, details of how sale of land proceeds will be managed 


Not relevant to this PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


• the net benefit or net gain to open space. 


Part 5 Connected and accessible 


OBJECTIVE 19: Leverage new and upgraded infrastructure 


Strategy 19.1 


Apply zoning and development controls to: 


• support the operation of Inland Rail and minimise land use conflicts which could limit network capacity. 


• capitalise on growth opportunities that arise outside the SAP boundaries. 


Not relevant to this PP. 


OBJECTIVE 20: Improve state and regional freight connectivity 


Strategy 20.1 


Optimise the efficiency and effectiveness of the freight network by: 


• protecting, maintaining and improving the existing and emerging freight transport network 


• balancing land use conflict with the need to support efficient freight capacity. 


The PP would not impact on these 
matters. 


Strategy 20.2 


Support the operation of regional airports and aerodromes in local planning to: 


• manage and protect airport and aerodrome land uses and airspace to support aviation operations 
(including regular public and private transport, air freight and medical services) and related business 


• limit the encroachment of incompatible development 


• identify and activate employment lands surrounding airports and aerodromes with flexible planning 
controls 


• provide for the future potential expansion of airports and aerodromes. 


The PP site is located within the vicinity 
of the Armidale airport. The site is 
located outside of the ANEF 20 Contour. 
The site is affected by the OLS 1125.45 
contour. The highest point of the site is 
the 1062 contour, which would enable 
development of the site without 
penetration of the OLS. 


OBJECTIVE 21: Improve active and public transport networks 


Strategy 21.1 


Encourage active and public transport use by: 


Not relevant to this PP. 
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Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


• prioritising pedestrian amenity within centres 


• providing a legible, connected and accessible network of pedestrian and cycling facilities 


• delivering accessible transit stops and increasing convenience at interchanges to serve an ageing custom 
incorporating emerging anchors and commuting catchments in bus contract renewal 


• integrating the active transport network with public transport facilities 


• creating opportunities for new active transport corridors and links that deliver safe pedestrian and cycle 
infrastructure to and from existing and future schools. 


OBJECTIVE 22: Utilise emerging transport technology 


Strategy 22.2 


Consider smart technology in the development of local plans. 


Not relevant to this PP. 


Local Government Narratives 


Deliver a variety of housing options in Armidale and promote development that contributes to the unique 
character of Ben Lomond, Black Mountain, Guyra, Ebor, Hillgrove, Llangothlin and Wollomombi 


The PP would not be inconsistent with 
this priority. 


Foster the growth of knowledge-based services, high-order education services and health-related industries in 
Armidale CBD and around the Armidale Rural Referral Hospital and University of New England 


Not relevant to this PP. 


Armidale Regional Airport as an opportunity for year-round tourism and a hub for state emergency services Not relevant to this PP. 


Upgrade the airport to ensure full functionality for the RFS fleet Not relevant to this PP. 


Support the development of employment lands such as the Airport Business Park and Acacia Park Not relevant to this PP. 


Using NBN fibre to the premises to grow businesses Not relevant to this PP. 


Support the sustainable and effective management of water resources to enable drought-proofing Not relevant to this PP. 


Encourage diversification in agriculture, horticulture and agribusiness to grow these sectors and harness 
domestic and international opportunities 


Not relevant to this PP. 







Planning Proposal No. 24 – Amending Minimum Lot Size -  90  Kurrawatha Avenue, Armidale, NSW 


- 32 - 


Table 3 – New England North West Regional Plan 2041 


OBJECTIVES & APPLICABLE STRATEGIES 


Planning Proposal response – is the 
Proposal consistent with the Strategy? 


COMMENTS 


Support the New England Regional Arts Museum and other arts organisations to position the LGA as a 
recognised arts and cultural centre in regional Australia 


Not relevant to this PP. 


Implement place-based planning principles to build more liveable communities for residents Not relevant to this PP. 


Leverage the proposed REZ and to identify and promote wind, solar and other renewable energy production 
opportunities. 


Not relevant to this PP. 


Acknowledge and support new and emerging opportunities presented in the nationally significant greenhouse 
industry which will continue to grow and evolve at Guyra. 


Not relevant to this PP. 
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Figure 6 – Armidale Strategic Centre Plan (Figure 11 of NENW Regional Plan 2041) 
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Q4. Is the planning proposal consistent with a council LSPS that has been endorsed by the 
Planning Secretary or GSC, or another endorsed local strategy or strategic plan? 


Armidale Local Strategic Planning Statement: A Plan for 2040 


The Armidale Regional LSPS: 


• Provides a 20 year land use vision for the Armidale Regional Council Local Government Area; 


• Directs where further investigations are to be undertaken to identify how future growth and change will 
be managed; 


• Identifies where further strategic land use planning is required; and 


• Explains how the planning priorities and related actions will be implemented. 


The LSPS vision is: 


The Armidale Regional Council local government area is an exemplary sustainable region of New 
England, defined by its rich agricultural lands and its attractive natural environment, complemented by 
a series of well serviced interconnected communities, with the city of Armidale as the regional hub. 


The Armidale area offers a positive, healthy and vibrant country lifestyle. Its identity is founded on its 
diverse economy, cultural heritage, civic and educational institutions and strong sense of community 
(Armidale Regional Council, 2020). 


The Armidale Regional Local Strategic Planning Statement aims to meet the community’s future social, 
economic and environmental needs by addressing important strategic land use planning and development 
issues. The LSPS identifies priorities for the Armidale Regional Local Government Area that will support and 
develop the local identity, values and opportunities. It will shape the land use over time and the development 
standards we use. Immediate, short, medium and long term actions have been developed as part of the LSPS 
to help deliver on these priorities and the vision for the future. 


Error! Reference source not found. below summarises the directions of the LSPS, provides comment on the 
directions and actions of the Plan that are directly relevant to the Planning Proposal, and indicates whether 
the Proposal is considered to be consistent or inconsistent with the LSPS. 
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Table 4 – Armidale Local Strategic Planning Statement: A Plan for 2040 


DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


Theme 1. Community 


1a) Population Growth   


i) Endorse the NSW Population Projections as the basis for all 
Council strategic planning activities. 


Immediate: 2020 Not relevant. 


ii) Use the current version of the NSW Population Projections as 
the basis for all Council strategic planning activities. 


Ongoing Not relevant. 


1b) Settlement Network   


i) Prepare a place-based strategy to guide future growth and 
development of each of the following villages and immediate 
surrounds consistent with the desired future character of the 
relevant village: 


a) Ben Lomond; b) Black Mountain; c) Ebor; d) Hillgrove; 
and e) Wollomombi. 


Immediate: 2020/21 Not relevant. 


ii) Prepare a place-based strategy to guide future growth and 
development of Guyra and immediate surrounds consistent 
with the desired future character of the centre. 


Immediate: 2021/22 Not relevant. 


iii) Prepare a place-based strategy to guide future growth and 
development of Armidale and immediate surrounds 
consistent with “regional city” status. 


Immediate: 2022/23 Not relevant. 


iv) Review and amend the merged LEP in response to the above-
mentioned strategy findings. 


 


 


Subject to related 
strategy timing. 


Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


1c) Land for Housing   


i) Undertake such studies as are required to: 


a) identify land required and suitable for residential and 
related purposes within and/or as a logical extension to 
existing settlements; and 


b) address the related land use planning implications. 


Short-term The existing studies provide commentary on this as 
outlined in Question 1. 


ii) Review and amend the merged LEP, in response to the above-
mentioned study outcomes, to: 


a) allow development of land identified as being required 
and suitable for residential and related purposes. 


Subject to related 
study timing. 


The PP is a response to the commentary/guidance 
provided in above. 


1d) Housing Options   


i) Undertake such studies as are required to: 


a) identify housing options designed to respond to existing 
and projected future community needs; and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, in response to the above-
mentioned study outcomes, to: 


a) allow the development of housing options identified as 
being required to meet existing and projected future 
community needs. 


Subject to related 
study timing. 


Not relevant. 


Theme 2. Economy 


2a) Armidale CBD   


i) Undertake such studies as are required to: 


a) identify opportunities to facilitate revitalisation of the 


Short-term Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


Armidale central business district consistent with 
“regional city” status; and 


b) address the related land use planning implications. 


ii) Review and amend the merged LEP, subject to the above-
mentioned study outcomes to: 


(a) allow development designed to revitalise the Armidale 
central business district. 


Subject to related 
study timing. 


Not relevant. 


2b) Agricultural Land   


i) Undertake such studies as are required to: 


a) identify areas of important or potentially important 
agricultural land; and 


b) address the related land use planning implications. 


Short-term Whilst the site contains a small area of BSAL land, the 
PP would make no measurable change to the impact on 
this land by virtue of the change in MLS and subsequent 
development. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) protect areas identified as being important or 
potentially important agricultural land; and 


b) require development proponents to address important 
agricultural land values in areas containing or potentially 
containing such values. 


2021+ Not relevant. 


2c) Agribusiness   


i) Undertake such studies as are required to: 


a) identify opportunities to develop agribusiness and 
related facilities, and the appropriate circumstances for 
such development; and 


Short-term Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


b) address the related land use planning implications. 


ii) Review and amend the merged LEP, in response to the above-
mentioned study outcomes, to: 


a) allow the development of agribusiness and related 
activities under the defined circumstances. 


Subject to related 
study timing. 


Not relevant. 


2d) Employment Land 


i) Undertake such studies as are required to: 


a) identify land required and suitable for commercial or 
industrial and related purposes to support 
diversification of the local economy; and 


b) address the related land use planning implications. 


Short-term May form part of these future studies. 


ii) Review and amend the merged LEP, in response to the above-
mentioned study outcomes, to: 


(a) allow development of land identified as being required 
and suitable for commercial or industrial and related 
purposes. 


Subject to related 
study timing. 


May form part of these future studies. 


2e) Tourism Facilities   


i) Undertake such studies as are required to: 


a) identify opportunities to develop tourism and related 
facilities, and the appropriate circumstances for such 
development; and 


b) address the related land use planning implications. 


Medium-term Not relevant. 


ii) Review and amend the merged LEP, subject to the above-
mentioned study outcomes, to: 


Subject to related 
study timing. 


Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


a) allow the development of tourism and related facilities 
under the defined circumstances. 


Theme 3. Infrastructure 


3a) Infrastructure   


i) Undertake such studies as are required to: 


a) identify existing and likely future infrastructure 
requirements to achieve desired standards of service 
and to service projected growth and related 
development; and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) facilitate the delivery of infrastructure to achieve 
desired standards of service and to service projected 
growth and related development; and 


b) require development proponents to address 
infrastructure requirements. 


Subject to related 
study timing. 


Not relevant. 


3b) Transport Corridors   


i) Undertake such studies as are required to: 


a) identify the existing and likely future operational 
requirements of major transport corridors and related 
infrastructure; and 


b) address the related land use planning implications. 


Medium-term Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


ii) Review and amended the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) protect the operation of major transport corridors, 
including related infrastructure; and 


b) require development proponents to address major 
transport corridor operational requirements in areas 
impacting or potentially impacting such requirements. 


2021+ Not relevant. 


3c) Regional Airport   


i) Undertake such studies as are required to: 


a) identify the existing and likely future operational 
requirements of Armidale Regional Airport; and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) facilitate and protect the operation of Armidale Regional 
Airport; and 


b) require development proponents to address Armidale 
Regional Airport operational requirements in areas 
impacting or potentially impacting such requirements. 


2021+ Not relevant. 


3d) Armidale Hospital   


i) Undertake such studies as are required to: 


a) identify whether opportunities exist to cluster 
development related to the Armidale Rural Referral 


Medium-term Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


Hospital near the Hospital site, and if so, under what 
circumstances; and 


b) address the related land use planning implications. 


ii) Review and amend the merged LEP, subject to the above-
mentioned study outcomes, to: 


a) allow the clustering of related development near the 
Armidale Rural Referral Hospital site under the defined 
circumstances. 


Subject to related 
study timing. 


Not relevant. 


3e) Education Facilities   


i) Undertake such studies as are required to: 


a) identify opportunities to develop education and related 
facilities, and the appropriate circumstances for such 
development; and 


b) address the related land use planning implications. 


Medium-term Not relevant. 


ii) Review and amend the merged LEP, subject to the above-
mentioned study outcomes, to: 


a) allow the development of education and related 
facilities under the defined circumstances. 


Subject to related 
study timing. 


Not relevant. 


3f) Facilities for Arts and Culture   


i) Undertake such studies as are required to: 


a) identify opportunities to develop facilities that promote 
arts and culture, and the appropriate circumstances for 
such development; and 


b) address the related land use planning implications. 


Medium-term Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


ii) Review and amend the merged LEP, subject to the above-
mentioned study outcomes, to: 


a) allow the development of facilities that promote arts 
and culture under the defined circumstances. 


Subject to related 
study timing. 


Not relevant. 


3g) Open Space and Recreation   


i) Undertake such studies as are required to: 


a) identify opportunities to develop open space and 
recreation facilities, and the appropriate circumstances 
for such development; and 


b) address the related land use planning implications. 


Medium-term Not relevant. 


ii) Review and amend the merged LEP, subject to the above- 
mentioned study outcomes, to: 


a) allow the development of open space and recreation 
facilities under the defined circumstances; and 


b) facilitate the development of the open space network. 


Subject to related 
study timing. 


Not relevant. 


3h) Renewable Energy   


i) Undertake such studies as are required to: 


a) identify whether opportunities exist to develop 
renewable energy production facilities, and if so, under 
what circumstances; and 


b) address the related land use planning implications. 


Medium-term Not relevant. 


ii) Review and amend the merged LEP, subject to the above-
mentioned study outcomes, to: 


a) allow the development of renewable energy production 


Subject to related 
study timing. 


Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


facilities under the defined circumstances. 


Theme 4. Environment   


4a) Natural Environment   


i) Undertake such studies as are required to: 


a) identify areas of high or potential high natural 
environmental value; and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) protect areas identified as being of high or potentially 
high natural environmental value; and 


b) require development proponents to address natural 
environmental values in areas containing or potentially 
containing such values. 


2021+ Not relevant. 


4b) Cultural Heritage   


i) Undertake such studies as are required to: 


a) identify sites or potential sites of cultural heritage value; 
and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) protect sites identified as being of cultural heritage or 


2021+ Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


potential cultural heritage value; and 


b) require development proponents to address cultural 
heritage values on sites containing or potentially 
containing such values. 


4c) Natural Hazards   


i) Undertake such studies as are required to: 


a) identify areas impacted or potentially impacted by 
natural hazards, including flooding and bushfire; and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 
to: 


a) restrict development in areas identified as being 
impacted or potentially impacted by natural hazards; 
and 


b) require development proponents to address natural 
hazards on sites / in areas impacted or potentially 
impacted by such hazards. 


2021+ Not relevant. 


4d) Contaminated Land   


i) Undertake such studies as are required to: 


a) identify sites impacted or potentially impacted by 
contamination; and 


b) address the related land use planning implications. 


Short-term Not relevant. 


ii) Review and amend the merged LEP, as soon as practicable 
and/or in response to the above-mentioned study outcomes, 


2021+ Not relevant. 
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DIRECTIONS & APPLICABLE ACTIONS 
TIMEFRAME OF 


IMPLEMENTATION 


Planning Proposal response – is the Proposal 
consistent with the Strategy? 


COMMENTS 


to: 


a) manage development on sites identified as being 
impacted or potentially impacted by contamination; and 


b) require development proponents to address 
contamination on sites impacted or potentially impacted 
by contamination. 
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Dumaresq Environmental Study Visual Assessment 


The Dumaresq Environmental Study Visual Assessment (the Study) was carried out by EDAW (Aust) Pty Ltd and 
Magoffin Deakin Pty Ltd in 1993 to: 


… review the areas of 7(A) Environmental Protection Zone (Scenic) and to establish the visual sensitivity 
of these areas around the city. Visual planning and management treatments are described in the study 
to enable Council to prepare a revised Local Environmental Plan and Development Control Plans for those 
areas (EDAW (Aust) Pty Ltd & Magoffin Deakin Pty Ltd, 1993)p. 1. 


The Study emanated from a number of requests to rezone land within the 7(A) Environmental Protection 
(Scenic) Zone to enable subdivision. 


The Study categorised the subject areas into Landscape Character Units, which is provided in Figure 7 for the 
area surrounding the site. It can be seen that the lower elevation part of the site is identified as 3a Lower 
Slopes – Scattered Trees and the higher elevations being 2a Upper Slopes – Scattered Trees, and a very small 
portion being 1a Hill/Ridgetops – Scattered Trees. 


 


Figure 7 – Dumaresq Landscape Character Units 


The Study area was then assigned sensitivity values, which are shown in Figure 80. It can be seen that the 
lower elevations of the site have a low sensitivity, with the higher areas a moderate sensitivity and a high at 
the peak elevations of the site. 
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Figure 8 – Dumaresq Visual Landscape Sensitivity 


The Visual Absorption Capacity (VAC) of the study area was then considered as shown in Figure 91. The VAC 
was determined based on analysis of the topography, vegetation and proposed development type.  


Areas with a High Visual Absorption Capacity are landscapes which have an ability to visually screen a 
development such as residential houses, whereas areas with Low Visual Absorption Capacity are unable 
to screen such activities from viewing areas (EDAW (Aust) Pty Ltd & Magoffin Deakin Pty Ltd, 1993)p.7. 


The site is within the area described below: 


The area between Kellys Plains Road and the New England Highway is uniformly covered by scattered 
trees and as a result topography is the key determinant of Visual Absorption Capacity. As a result the 
Visual Absorption Capacity increases down the slope with the small area in the bottom of Martins Gully 
ascribed a High Visual Absorption Capacity, the midslopes having a Moderate Visual Absorption Capacity 
and the upper slopes to the skyline having a Low Visual Absorption Capacity. 
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Figure 9 – Dumaresq Visual Absorption Capacity 


Visual Management Units (VMU) were then defined to provide guidance for future development within the 
Study area (refer Figure 102) which are as follows (EDAW (Aust) Pty Ltd & Magoffin Deakin Pty Ltd, 1993)p.12: 


Table 5 – Visual Management Units Description 


Title Description 


Conservation / Restricted 
Development 


Includes highly sensitive land with low visual absorption capacity 
where development controls to conserve and enhance the visual 
landscape are to be implemented. 


Integrated Development Includes moderately sensitive land with moderate visual absorption 
capacity where the existing Rural Zoning applies with the added 
consideration of the visual effects of any proposed development. 


Rural / Unrestricted 
Development 


Includes the least visually sensitive land with high visual absorption 
capacity within the study area and thus enables the existing Rural 
Zones to apply whilst maintaining appropriate visual and 
management practices. 
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As shown in Figure 102, in relation to the site: 


• the lower elevations being suitable for rural/unrestricted development,  


• the central elevations of the site being suitable for integrated development, and 


• the higher elevations being suitable for conservation and restricted development. 


 


Figure 10 – Dumaresq Visual Management Units 


It appears  that the former Dumaresq LEP zoning was amended to reflect the Study, which assigned a 
“Environmental Protection – Prime” zoning to the higher elevations and a “Environmental Protection – 
Support Scenic” zoning to the lower elevations in the subsequent merged Armidale Dumaresq LEP 2008. 


The PP site covers the land that is currently zoned C3 and C4. In terms of management of the “Integrated 
Development” Area, the strategies identified in the Assessment included: 


• Create a diverse range of block sizes to satisfy market and visual requirements 


• Design subdivision layouts to visually integrate with the rural landscape 


The proposed PP will facilitate lots of a different size whilst still achieving the visual requirements identified 
throughout the various studies and integrating with the landscape. 
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City of Armidale – Environmental Protection Zone Review 


The subject site is located outside of the former Armidale City LGA, however, the report has relevance to the 
site and context. 


Hill Top Planners and Manidis Roberts Pty Limited prepared the City of Armidale Environmental Protection 
Zone Review in 1995 to: 


… investigate the appropriateness of the existing planning controls of the hills and ridges within the 
Armidale City LGA, document the reasons why certain lands require protection from future development, 
and devise a strategy to ensure the visual significance of these lands is either retained or enhanced over 
time, without undue burden on either Council or the affected landowners (Hill Top Planners and Manidis 
Roberts Pty Limited, 1995). 


This review identified that the environmental protection zones were implemented in the 1970s to protect the 
City’s distinctive ridgelines. The affected land typically extended between 1000m elevation and up to the 
1100m elevation, with the aim to retain a “natural backdrop” to Armidale when viewed from the urban areas 
within the valley of Dumaresq Creek (Hill Top Planners and Manidis Roberts Pty Limited, 1995). 


The Review included an assessment of the visual significance of the hillslopes and ridges of the LGA and 
adjacent hillslope lands outside of the LGA. It identifies that the urban area of Armidale extends over the 
hillslopes up to 1,070m AHD. 


The Visual Assessment for the South West sector of the LGA within this study included land to the north and 
east of the site. It provides the following description for the sector: 


This Sector contains both steep land and undulating plateau with few areas of dense woodland. The 
Sector is located immediately to the south of existing urban development. One residential estate (St 
Patricks), has extended into the Sector, however its visual impact has been minimised due to the higher 
lands located to the south (in the Shire). 


The adjoining southern lands were the subject of Dumaresq Shires (EDAW) study. Views of the Sector are 
available from Drummond Park, the by-pass and the University, while motorists travelling south along 
Dangar, Marsh or Taylor Streets directly view the cleared hillside lands of the eastern portion, of the 
Sector. Much of this land is located within the Shire (Hill Top Planners and Manidis Roberts Pty Limited, 
1995)p. 42. 


Figure 113 shows the vegetation and ridgelines of the sector, whilst Figure 124 shows the visual sensitivity of 
the sector. It can be seen that the site is identified as having a low sensitivity on the lower slopes and a 
moderate sensitivity on the higher slopes. 


Figure 135 shows the assigned Landscape Management Units. It can be seen that the lower elevations of the 
site have no assignment, whilst the higher elevations are assigned ‘Support Scenic Protection Lands’. 
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Figure 11 – South West Sector Vegetation/Ridgelines 
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Figure 124 – South West Sector Visual Sensitivity 
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Figure 135 – South West Sector Landscape Management Units 
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The Review identified that the preferred option for managing the Support Scenic Protection Lands was as 
follows: 


These lands have been identified as having moderate scenic value and contribute to the creation of the 
existing landscape harmony of the City. While these lands have the ability to absorb urban activity, 
controls are needed to ensure such development activity would not result in the loss of visual quality. 
The zoning of these lands should be amended to an urban use zone with scenic protection provisions and 
a Development Control Plan (DCP) be prepared. 


Development: Allow integrated development of the land based upon land capability assessment. This 
assessment would include: 


• Geotechnical analysis of soils and substrata 
• Slope and topography 
• Archaeological assessment 
• Drainage 
• Flora and fauna 
• Access and utilities 
• Visual impact 
• Bushfire risks 


Lot sizes should reflect the characteristics of the land. The recommended approach is linking minimum 
lot size with slope. Where land has a slope in excess of 5 percent, extensive excavation work is required 
both for road works and preparing building platforms. Experience has shown in these circumstances that 
small lot residential subdivisions result in minimum opportunity for large scale screen planting to be 
undertaken. If the scenic quality of the hillslopes is to be maintained while allowing urban development, 
the size of lots should be sufficient to accommodate large scale trees in locations which will not damage 
retaining walls or batters. The following is suggested as a guide: 


• Average slopes in excess of 10% - minimum lot size of 1 ha; 
• Slope between 5 and 10% - 5,000m²; 
• Slope less than 5% - 2,000 m². 


(Hill Top Planners and Manidis Roberts Pty Limited, 1995) p. 49. 


The Review provided the following development guidelines: 


In order to achieve the abovementioned goals, through the closer rural settlement approach, a land 
capability study will be required for each Sector leading towards the preparation of a development 
strategy. This strategy would be implemented through a DCP. A key element of the DCP would be to 
ensure development was co-ordinated across land holdings in an orderly manner, and that the goal to 
achieve improved landscape quality of the hillslopes is achieved. These development guidelines would 
include: 


• Site Analysis: Details on the preparation of land capability/site characteristics including existing 
landuse, agriculture, bushfire, site stability, visual features, flora/ fauna, micro-climate, utility 
services, community facilities and access. 


• Preparation of Subdivision Layout detailing preferred road locations, lot size, tree retention and 
maintenance of bush corridors. 


• House Siting/Design Detailing of how to select a good site for a dwelling, orientation, energy 
efficient design and materials. 


• Landscaping: Details of how existing vegetation can be preserved and identification of sites for the 
growing of large native trees i.e. "tree envelopes" (Hill Top Planners and Manidis Roberts Pty 
Limited, 1995)p. 50. 


The PP intends to retain the environmental zone of the land in the absence of a specific scenic protection 
clause within the LEP. This is to ensure the overarching environmental and scenic values can be protected 
whilst enabling development of the land. The PP proposes to amend the MLS to enable a greater density of 
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development whilst still providing for a scenic protection as outlined in the Introduction section and under 
Question 1 in Section A of this report. 


Strategic Analysis for Draft Armidale Dumaresq Local Environmental Plan 2005 


This has been addressed in Section A Question 1. 


New England Development Strategy (NEDS) 


The NEDS report of 2010 notes that: 


‘During the preparation of the Armidale Dumaresq LEP 2008, it was estimated that land would be needed 
in Armidale to accommodate an estimated 3,680 new dwellings up to 2021.’ 


‘Up to 2021, the analysis indicated that about 580 new medium density dwellings would be required and 
at least 770 dwellings would need to be located on land currently zoned residential but not yet 
subdivided.  These figures do not include the desirability of having supplementary zoned land available, 
due to reluctance by some landowners to subdivide even if the zoning permits it.  A reasonable “land 
bank” provides a more competitive market, as well as flexibility to respond to higher growth and 
development rates.  The recently gazetted Armidale Dumaresq LEP (2008) now provides a sufficient 
supply of residentially zoned land to meet projected dwelling demand over the next 10 years.  Beyond 
this period urban growth will need to be accommodated in suitable areas identified for urban 
investigation’. 


There are currently no other vacant allotments of 4,000 square metre land size available in the Armidale 
market apart from the adjacent PP No.10 land. Two other R2-zoned sites have existing subdivision approvals 
however servicing constraints currently limit their viability. 


Given the time that has elapsed since the last major update of the Armidale Dumaresq LEP in 2012, the lack 
of development in some land which is suitably zoned, and strong growth in residential development in 
Armidale in intervening years, it is now necessary to consider rezoning additional land to cater for further 
urban growth, particularly for land having minimum lot size of 4,000 square metres. 


Q5. Is the planning proposal consistent with any other applicable State and regional studies or 
strategies? 


No plans in addition to those already addressed. 


Q6. Is the planning proposal consistent with applicable SEPPs? 


Attachment C identifies those State Environmental Planning Policies (SEPPS) applying to the Armidale 
Dumaresq local government area and includes commentary on whether the Planning Policy is consistent with 
these SEPPS.  


Overall, there are no SEPPs that have provisions that are applicable to LEP amendments, however, the PP 
would not be inconsistent with any of the SEPPs. 


Q7. Is the planning proposal consistent with applicable Ministerial Directions (section 9.1 
Directions)? 


Attachment D identifies those Directions issued by the Minister for Planning under Section 9.1(2) of the 
Environmental Planning and Assessment Act 1979, and includes commentary on whether the Planning 
Proposal is consistent with these Directions. 


The Planning Proposal is considered to be consistent with all applicable Section 9.1(2) directions. 
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Section C. Environmental, social, and economic impacts 


Q8. Is there any likelihood that critical habitat or threatened species, populations or ecological 
communities, or their habitats, will be adversely affected because of the proposal? 


A Flora and Fauna Assessment for the proposed rezoning of 48 Kurrawatha Avenue, Armidale (Birdwing 
Ecological Services, 2024) was carried out for the Site in 2024, which indicated that the Site is substantially 
degraded from previous land uses, and remnant vegetation is in low condition with few constraints to rezoning 
and development of the Site (refer Attachment E). The Site does not contain any land mapped as being of 
Biodiversity Value by the Office of Environment and Heritage (OEH) Biodiversity Values Map and Threshold 
Tool. 


The Site is dominated by heavily disturbed exotic-dominated grassland, with small patches of low condition 
regrowth eucalypt woodland and isolated mature paddock trees. Apart from these trees, there is a low 
proportion of native vegetation within an exotic-dominated understorey/midstorey. While in low condition, 
the woodland vegetation corresponding with PCT 571 Ribbon Gum – Rough-barked Apple – Yellow Box grassy 
woodland has a high conservation value. 


No threatened fauna or migratory species listed under the BC Act or EPBC Act were recorded in the site survey, 
and no key habitat features such as hollow-bearing trees were recorded. Site vegetation could provide minor 
habitat value to threatened fauna species, though as these species forage over large areas any impact of future 
development is considered to be minimal. 


Specific recommendations have been made in the Flora and Fauna Assessment for the local preservation of 
existing isolated trees, and can be addressed in the Biodiversity Development Assessment Report and to be 
submitted with a future Development Application on the land. The concept subdivision has been designed to 
allow all existing trees to be retained, clear of boundaries, servicing and future building areas. 


Q9. Are there any other likely environmental effects of the planning proposal and how are they 
proposed to be managed? 


Groundwater 


The Site is identified as potentially spring affected, as noted in Council’s Development Control Plan (Chapter 
2.6). There are no likely springs within the PP site. 


 


Visual 


The City of Armidale – Environmental Protection Zone Review (Hill Top Planners and Manidis Roberts Pty 
Limited, 1995) analysed the extent of environmental protection zones and their appropriateness with respect 
to reticulated services and scenic values (ridgelines). Justification for much of previous 7(a), 7(b), and 7(c) 
zoned land in ADLEP 2008, and subsequent C3 Environmental Management and C4 Environmental Living zoned 
land in ADLEP 2012, was extracted from the Review. 


The most visible structure from development of the site would be a potential two-storey dwelling erected on 
the highest elevation on the Site. A visibility analysis has been undertaken using geographical information 
systems to determine where the existing terrain would allow visibility of a two-storey building up to 8.5 metres 
above existing ground level, this being the maximum permissible height of a dwelling on the site, and results 
are shown in Figure 1416. The shaded area represents those ‘worst-case’ vantage points where local 
topography would potentially allow visibility of an 8.5 metre high dwelling located on the highest point on the 
Site. The shading however does not consider where trees and existing developments may block the view, nor 
landscaping which is likely to occur within development allotments which would also shield dwellings from 
view. 
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Figure 14 – Potential Visibility to an 8.5m High Dwelling on the Site 


The Site is largely shielded from public visibility by local topography, tree corridors and existing development. 
No public open spaces have any close proximity to the development, and occasional glimpses will only be 
possible from a limited number of public roads. No dwelling will be seen as a skyline backdrop from approach 
roads to Armidale.  


Flooding 


The land to the east and outside of the PP site is mapped as being affected by the 100 year flood and 
consequentially the Flood Planning Area (refer 
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Figure 17). 


As per Council’s Flood Study for the locality, (Figure 17) the site is located at the head of the catchment and in 
this location, due to the relatively small receiving catchment, flows would be minor in nature and would be 
contained within the existing creek line. The creek line then flows north towards Martins Gully but is redirected 
east at Kurrawatha Avenue for eventual discharge through a triple-celled culvert that directs these flows under 
the road. Additionally, Kurrawatha Avenue was recently upgraded during the first stage of the Sandon Park 
subdivision with the table drain running alongside the southern side of Kurrawatha Avenue being designed to 
convey all flows from the southern catchment up to and including the 1% AEP event. The triple cell culverts 
were also designed to convey flows under Kurrawatha Avenue for all storm events up to and including the 1% 
AEP event. As a result of these recent works, Kurrawatha Avenue will be free from flooding for all flood events 
up to and including the 1% AEP event and as such all future lots within the PP footprint will have flood free 
access. 


Given these recent civil works undertaken as part of the subdivision works, the roadway into and out of the 
subdivision and the PP site, is above the 1% AEP flood event. Therefore there is no flood hazard category  
applied to within the PP area or along the entire length of Kurrawatha Avenue. Lots within the PP will not be 
cut off from vehicular access, allowing evacuation from the site in the case of an emergency during a 1%AEP 
flood event.    
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Figure 17 - Flooding 


Q10. Has the planning proposal adequately addressed any social and economic effects? 


European Heritage 


There are no European heritage items listed in Schedule 5 Environmental Heritage of LEP 2022 on the Site. 
The nearest heritage items listed in LEP 2022 all have local heritage significance and are shown in Figure 18, 
and include: 


• 63 Moore Park Land, (Item No I151 - House and chapel, “Moore Park”) 


• 30 Bona Vista Road (Item No I031 - House and grounds, “Bona Vista”) 


• 17 Bona Vista Road (Item No I030 - Trees, garden, timber garage and paddock gate) 
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Figure 18 – Heritage Items in Proximity to the Site 


All identified heritage items are located more than 500 metres north and/or east of the Site. The Planning 
Proposal will have the effect of reducing lot size from 10,000m² to 4,000m² and the PP will only have the effect 
of the increasing the density of new dwellings compared to the approved subdivision consent over the Site. 
The Planning Proposal is unlikely to have any negative impacts on the above heritage items. The Site does not 
affect the setting of the items, is not on a major approach to the items and is compatible with the residential 
character of land surrounding the items. 


Aboriginal Heritage 


A search of the Office of the Environment and Heritage Aboriginal Heritage Information Management System 
(AHIMS) Web Services was conducted for the Site on 17 September 2021. The AHIMS report shows that no 
Aboriginal places have been declared on the Site or in the near vicinity. 


A comprehensive Aboriginal Cultural Heritage Due Diligence Assessment, (AREA Environmental & Heritage 
Consultants) was prepared over the former Cameron’s Dairy, in 2024, which wholly includes the Site of the 
Planning Proposal. Overall, the study area was identified as having low archaeological sensitivity due to 
extensive clearing and past land uses including: 


• use as a dairy; and 


• a history of farming, including extensive soil disturbance from disc ploughing; and 


• landscaping, earthworks and fencing of the land. 


Residential Growth 


The NEDS (Worley Parsons, 2010) estimated an average annual population growth rate for Armidale of 1.1% 
up to 2021. The 2019 population projections issued by NSW Government forecast an average annual 
population growth rate for Armidale Regional Council of 0.9% between 2016 and 2041, representing an 
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increase of 7,800 people. Most of the increase in population is expected to continue to occur within Armidale 
City. 


This is further addressed in Question 4 of Part 3 of this PP. 


Social Infrastructure 


The Site has the potential for the development of approximately 13 low density residential lots under the 
proposed MLS, or approximately six (6) large lot rural residential allotments under current MLS. There has 
been very keen interest in the R2 zoned land to the immediate north of the Site, which is reflective of current 
supply and demand, and so the Planning Proposal is similarly expected to be in demand due to factors including 
the north-easterly aspect allowing sustainable house design, and desirable location being within: 


• 600m of Martins Gully Public School, 2km of New England Girls School and 2km of Armidale Secondary 
College; 


• 3km of Armidale Regional Airport; 


• 3.5km of Armidale Hospital; 


• 5km of the Armidale CBD 


No negative social or economic effects are anticipated from the intended outcomes of the Planning Proposal.  
Being located immediately adjacent to the existing urban area and residential zoned land in Armidale, future 
residential subdivision of the Site will connect socially and be physically integrated with the urban area. 


Noise 


The PP site is located approximately 600m from the Armidale Airport. The ANEF 20 contour and Obstacle 
Limitation Surface (OLS) levels are shown on Figure 19. The PP will not increase residential densities within 
the ANEF 20 to 25 area. The PP will not facilitate development that would ordinarily penetrate the OLS. 


 


Figure 19 – Airport Controls 
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Section D. State and Commonwealth interests 


Q.11 Is there adequate public infrastructure for the planning proposal? 


Telecommunications and Electricity 


Land immediately to the north of the Site was rezoned to an R2 low-density residential zoning as part of PP 
No. 10, which also had the effect of reducing the MLS to permitting the creation of parcels having a size of 
4,000m². Construction is currently underway on the first stage of the subdivision associated with PP No. 10, 
which includes provision of telecommunication and electricity infrastructure.  


The PP site will be able to be serviced by extension of the existing telecommunication and electricity 
infrastructure in the adjacent land, including the additional lots facilitated by the PP. 


Vehicular Access 


The PP site has access to two public roads being Argunna Crescent and Rujala Lane. Both connect to 
Kurrawatha Avenue, which connects to Uralla Road. 


Water and Sewer 


The water mains extended along Kurrawatha Avenue to the adjoining residential development have capacity 
to permit adequate pressure and flowrate for the proposed MLS and subsequent density of development of 
the Site. 


The Site has natural fall to the east and gravity sewerage can be constructed to service the Site, without 
reliance on a sewage pumping station. 


Waste Management 


Council has an existing waste management facility with capacity to service current and any additional demand 
generated by future residential development on the Site.  


Social Infrastructure 


Armidale is well serviced with social infrastructure, such as nine (9) public and three (3) private schools, a 
regional public hospital, a private hospital and many health support services. The Site is located 600m from 
Martins Gully Public School, 2km from New England Girls School and 2km from Armidale Secondary College; 
3km from Armidale Regional Airport; 3.5km from Armidale Hospital; and 5km from the Armidale CBD. 


The additional seven (7) allotments is not considered to result in a measurable increase in demand for social 
infrastructure. 


Traffic 


The change in MLS will permit an estimated additional seven (7) lots compared to that permissible and 
approved under the current MLS. Based on typical land use traffic generation, this will generate up to 5.5 
additional peak hour trips (based on 0.78/dwelling) on Kurrawatha Avenue and Uralla Road (NSW Roads & 
Maritime Services, 2013). Traffic will then disperse depending on destination though most traffic is expected 
to continue across the Main Northern Railway to the Armidale CBD via Kentucky Street, and either Markham 
Street or Dangar Street. 


It is not expected that this additional traffic will exceed the capacity of these roads nor result in any adverse 
impacts in terms of functioning or safety of the local road network. 


Q.12 What are the views of State and Commonwealth Public Authorities consulted in accordance 
with the gateway determination? 


Preliminary views of State or Commonwealth public authorities have not been obtained prior to preparing this 
Planning Proposal.  
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Table 6 identifies the State and Commonwealth public authorities to be consulted and outlines the particular 
land use issues or site conditions which have triggered the need for the referral.  


Table 6 – State and Commonwealth Agency Referrals 


State or Commonwealth agency Need for referral 


NSW Department of Planning & Environment – 
Environment & Heritage 


Biodiversity – refer to Question 7 of the Planning 
Proposal. 


Aboriginal Cultural Heritage – refer to Question 9 of 
the Planning Proposal.  


Civil Aviation Safety Authority (CASA) Airport 
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PART 4 – COMMUNITY CONSULTATION  


In accordance with Schedule 1 of the EP&A Act 1979, this Planning Proposal must be approved under a 
Gateway Determination prior to community consultation being undertaken by Council.  


Pursuant to the Local Environmental Plan Making Guideline (NSW Department of Planning & Environment, 
2022), the subject proposal meets the following definition of being a Standard Planning Proposal: 


A Standard Planning Proposal is a PP that, in the opinion of the person making the Gateway determination is: 


• To change the land use zone where the proposal is consistent with the objectives identified in the 
LEP for that proposed zone 


• That relates to altering the principal development standards of the LEP 
• That relates to the addition of a permissible land use or uses and/or any conditional arrangements 


under Schedule 1 Additional Permitted Uses of the LEP 
• That is consistent with an endorsed District/Regional Strategic Plan and/or LSPS 
• Relating to classification or reclassification of public land through the LEP 


It is recommended that this Planning Proposal is exhibited for a period of 20 working days and adjoining 
property owners are notified of the exhibition period.  
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PART 5 – PROJECT TIMELINE  


The anticipated project timeline for completion of the Planning Proposal is outlined in Table 77. 


Table 7 – Indicative Project Timeline 


Stage Timeframe and/or date 


Consideration by council April 2024  


Council decision April 2024 


Gateway determination 
Approx. 25 working days (May 
2024) 


Pre-exhibition 50 working days (May – June 2024) 


Commencement and completion of public exhibition period 25 working days (July 2024) 


Consideration of submissions 25 working days (August 2024) 


Post-exhibition review and additional studies 45 working days (August 2024) 


Submission to the Department for finalisation (where applicable) 20 working days (September 2024) 


Gazettal of LEP amendment 35 working days (October 2024) 
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Attachment A: APPLICABLE STATE ENVIRONMENTAL PLANNING POLICIES 


SEPP Consistent Comment 


Biodiversity & Conservation 
SEPP (B&C SEPP) 


YES Koala Habitat Protection 2021 


Chapter 4 of the B&C applies to development within the ARC LGA, outside of the RU1, RU2 & RU3 zones. 
There are no specific provisions relating to LEP amendments. 


Chapter 4 aims to: 


… encourage the 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. 


As there are no KPoMs within the LGA and the site has an area of more than 1 ha, Section 4.9 of the SEPP 
would be applicable to any future development of the site. This section requires Council to consider whether 
the development is likely to have any impact on koalas or koala habitat. The Flora & Fauna Assessment 
(Birdwing Ecological Services, 2021) states: 


No evidence of koala usage was recorded in the surveys. This indicates that the site has relatively low 
potential for koala use. DPIE BioNet records are present in the locality, 


The Planning Proposal is not inconsistent with this SEPP. 


Building Sustainability 
Index: BASIX 2004 


YES This SEPP operates in conjunction with the Environmental Planning and Assessment Amendment (Building 
Sustainability Index: BASIX) Regulation 2004 to ensure the effective introduction and consistent 
implementation of BASIX in NSW by overriding competing provisions in other environmental planning 
instruments and development control plans. There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Exempt and Complying 
Development Codes 2008 


YES This policy aims to provide streamlined assessment processes for development that complies with specified 
development standards by providing exempt and complying development codes that have state-wide 
application. There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Housing SEPP 2021 


(Housing SEPP) 


YES The Housing SEPP provides for: 


• the development of diverse housing types, including purpose-built rental housing, 
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SEPP Consistent Comment 


• the development of housing that will meet the needs of more vulnerable members of the community, 
including very low to moderate income households, seniors and people with a disability, 


• short-term rental accommodation as a home-sharing activity and contributor to local economies, while 
managing the social and environmental impacts from this use 


There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Industry & Employment 
SEPP 2021 


Yes The I&E SEPP provides planning controls for inter alia Advertising & Signage (former SEPP 64). It aims to 
ensure that signage (including advertising) is compatible with the desired amenity and visual character of an 
area, provides effective communication in suitable locations, and is of high-quality design and finish. 


There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Planning Systems SEPP 2021 Yes The Planning Systems SEPP provides for identification of certain projects that are deemed to be state or 
regionally significant.  


There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Primary Production SEPP 
2021 


Yes The aim of the SEPP is to facilitate the orderly and economic use and development of primary production 
lands. There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Resilience & Hazards SEPP 
(R&H SEPP) 


Yes R&H SEPP provides State-wide planning controls for the remediation of contaminated land. There are no 
specific provisions relating to LEP amendments. 


Where a development will result in a change of use of the land, the following land is not to be included 
unless council has considered whether the land is contaminated and, if so, whether it requires remediation 
to be made suitable for any purpose permitted in the proposed zone: 


• Land that is within an investigation area. The Site is not within an investigation area. 


• Land on which development for a purpose referred to in Table 1 to the contaminated land planning 
guidelines is being, or is known to have been, carried out. 


• The extent to which it is proposed to carry out development on the land for residential, educational, 
recreational or child care purposes or for the purposes of a hospital - land— 
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SEPP Consistent Comment 


• in relation to which there is no knowledge (or incomplete knowledge) as to whether 
development for a purpose referred to in Table 1 to the contaminated land planning guidelines 
has been carried out, and 


• on which it would have been lawful to carry out such development during any period in respect 
of which there is no knowledge (or incomplete knowledge). 


Based on the known historical use of the site for grazing and a thorough inspection by the proponent, which 
did not reveal the remains of any potentially contaminating past activities, it is considered that there is a low 
likelihood of any soil contamination being present on the Site. The property is not listed as a potentially 
contaminated site by council. 


The Planning Proposal is not inconsistent with this SEPP. 


Resources & Energy SEPP 
2021 


Yes This SEPP aims to properly manage and develop mineral, petroleum and extractive material resources in 
NSW and includes provisions for the permissibility of mining and extractive industries. There are no specific 
provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Transport & Infrastructure 
SEPP 2021 


Yes Infrastructure 


Chapter 2 of the SEPP permits certain infrastructure and services that are exempt development or 
development that may be carried out with or without consent where specific development standards and 
criteria are met. There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 


Educational Establishments and Child Care Facilities 


Chapter 3 of the SEPP includes provisions for the permissibility of educational establishments and child care 
facilities. There are no specific provisions relating to LEP amendments. 


The Planning Proposal is not inconsistent with this SEPP. 
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Attachment B: APPLICABLE MINISTERIAL DIRECTIONS (SECTION 9.1 DIRECTIONS) 


Focus Area 1: Planning Systems 


Direction Consistent Comments 


1.1 Implementation of Regional Plans Yes The PP is not inconsistent with the Regional Plan as outlined in Q1. 


1.2 Development of Aboriginal Land 
Council land 


N/A 
The land is not shown on the Land Application Map of chapter 3 of the State Environmental 
Planning Policy (Planning Systems) 2021. 


1.3 Approval and Referral 
Requirements 


Yes 


The PP does not: 


• include any requirements for concurrence, consultation or referral of development 
applications to a Minister or public authority. 


• not identify development as designated development. 


1.4 Site Specific Provisions 


Yes 


The PP does not amend another environmental planning instrument in order to allow particular 
development to be carried out 


The PP only includes an indicative subdivision layout for the purposes of demonstrating impact. 


1.5 Parramatta Road Corridor Urban 
Transformation Strategy 


N/A Not applicable to the site. 


1.6 Implementation of North West 
Priority Growth Area Land Use 
and Infrastructure 
Implementation Plan 


N/A Not applicable to the site. 


1.7 Implementation of Greater 
Parramatta Priority Growth Area 
Interim Land Use and 
Infrastructure Implementation 
Plan 


N/A Not applicable to the site. 


1.8 Implementation of Wilton Priority 
Growth Area Interim Land Use 
and Infrastructure 
Implementation Plan 


N/A Not applicable to the site. 
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Direction Consistent Comments 


1.9 Implementation of Glenfield to 
Macarthur Urban Renewal 
Corridor 


N/A Not applicable to the site. 


1.10 Implementation of the Western 
Sydney Aerotropolis Plan 


N/A Not applicable to the site. 


1.11 Implementation of Bayside West 
Precincts 2036 Plan 


N/A Not applicable to the site. 


1.12 Implementation of Planning 
Principles for the Cooks Cove 
Precinct 


N/A Not applicable to the site. 


1.13 Implementation of St Leonards 
and Crows Nest 2036 Plan 


N/A Not applicable to the site. 


1.14 Implementation of Greater 
Macarthur 2040 


N/A Not applicable to the site. 


1.15 Implementation of the Pyrmont 
Peninsula Place Strategy 


N/A Not applicable to the site. 


1.16 North West Rail Link Corridor 
Strategy 


N/A Not applicable to the site. 


1.17 Implementation of the Bays West 
Place Strategy 


N/A Not applicable to the site. 


1.18 Implementation of the Macquarie 
Park Innovation Precinct 


N/A Not applicable to the site. 


1.19 Implementation of the Westmead 
Place Strategy 


N/A Not applicable to the site. 
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Focus Area 2: Design & Place 


Direction Consistent Comments 


Nil   


Focus Area 3: Biodiversity & Conservation 


Direction Consistent Comments 


3.1 Conservation Zones 


Yes 


The PP would not change the zoning of the existing C4 land. 


As outlined throughout this PP, the PP would not reduce the conservation standards applying to 
the land as the changes are consistent with existing strategies that intiially created the 
environmental zoning. 


3.2 Heritage Conservation 
Yes 


There are no items, places, buildings, works, relics, moveable objects or precincts of 
environmental heritage significance, Aboriginal objects or Aboriginal places, or Aboriginal areas, 
Aboriginal objects, Aboriginal places or landscapes known to be affected by the PP. 


3.3 Sydney Drinking Water 
Catchments 


N/A Not applicable to the site. 


3.4 Application of C2 and C3 Zones 
and Environmental Overlays in Far 
North Coast LEPs 


N/A Not applicable to the site. 


3.5 Recreation Vehicle Areas Yes The PP does not enable land to be developed for the purpose of a recreation vehicle area. 


3.6 Strategic Conservation Planning 


N/A 


The PP: 


• Does not apply to avoided land identified under the State Environmental Planning Policy 
(Biodiversity and Conservation) 2021 


• Does not apply to strategic conservation area identified under the State Environmental 
Planning Policy (Biodiversity and Conservation) 2021 
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Focus Area 4: Resilience & Hazards 


Direction Consistent Comments 


4.1 Flooding N/A The PP does not affect land that is identified as flood prone land. 


4.2 Coastal Management N/A The PP does not affect land that is within the coastal zone. 


4.3 Planning for Bushfire Protection N/A The PP does not affect land that is mapped as being within a bush fire prone area. 


4.4 Remediation of Contaminated 
Land 


N/A 


The PP does not affect: 


• land that is within an investigation area within the meaning of the Contaminated Land 
Management Act 1997, 


• land on which development for a purpose referred to in Table 1 to the contaminated land 
planning guidelines is being, or is known to have been, carried out, 


• the extent to which it is proposed to carry out development on it for residential, educational, 
recreational or childcare purposes, or for the purposes of a hospital – land: 


• in relation to which there is no knowledge (or incomplete knowledge) as to whether 
development for a purpose referred to in Table 1 to the contaminated land planning 
guidelines has been carried out, and 


• on which it would have been lawful to carry out such development during any period 
in respect of which there is no knowledge (or incomplete knowledge). 


4.5 Acid Sulfate Soils N/A The PP does not affect land having a probability of containing acid sulfate soils 


4.6 Mine Subsidence and Unstable 
Land 


N/A 


The PP does not affect: 


• land that is within a declared mine subsidence district in the Coal Mine Subsidence 
Compensation Regulation 2017 


• land that has been identified as unstable in a study, strategy or other assessment 
undertaken by or on behalf of the relevant planning authority or by or on behalf of a public 
authority and provided to the relevant planning authority. 
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Focus Area 5: Transport & Infrastructure 


Direction Consistent Comments 


5.1 Integrating Land Use and 
Transport 


N/A 
This PP does not create, alter or remove a zone or a provision relating to urban land, including 
land zoned for residential, business, industrial, village or tourist purposes. 


5.2 Reserving Land for Public 
Purposes 


Yes 


• This PP does not create, alter or reduce existing zonings or reservations of land for public 
purposes 


• The Minister or public authority has not requested a relevant planning authority to reserve 
land for a public purpose. 


• The Minister or public authority has not requested a relevant planning authority to include 
provisions in a planning proposal to rezone and/or remove a reservation of any land that is 
reserved for public purposes because the land is no longer designated by that public 
authority for acquisition. 


5.3 Development Near Regulated 
Airports and Defence Airfields 


Yes 


• Consultation will be undertaken with CASA as part of the PP. 


• The Armidale Airport is not a core regulated airport or a defence airfield 


• The PP will not increase residential densities within the ANEF 20 to 25 area. 


• The PP will not facilitate development that would ordinarily penetrate the OLS. 


5.4 Shooting Ranges 
N/A 


The PP will not affect, create, alter or remove a zone or a provision relating to land adjacent to 
and/ or adjoining an existing shooting range. 
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Focus Area 6: Housing 


Direction Consistent Comments 


6.1 Residential Zones 
N/A 


This PP does not affect land within an existing or proposed residential zone, or any other zone in 
which significant residential development is permitted or proposed to be permitted. 


6.2 Caravan Parks and Manufactured 
Home Estates 


Yes 


• The PP will not impact provisions that permit development for the purposes of a caravan 
park to be carried out on land. 


• The PP does not change any provisions relating to suitable zones, locations and provisions 
for manufactured home estates (MHEs). 


Focus Area 7: Industry & Emplyment 


Direction Consistent Comments 


7.1 Business and Industrial Zones N/A The PP will not affect land within an existing or proposed business or industrial zone. 


7.2 Reduction in non-hosted short-
term rental accommodation 
period 


N/A Not applicable to the site. 


7.3 Commercial and Retail 
Development along the Pacific 
Highway, North Coast 


N/A Not applicable to the site. 


Focus Area 8: Resources & Energy 


Direction Consistent Comments 


8.1 Mining, Petroleum Production 
and Extractive Industries 


N/A 


The PP does not have the effect of: 


• prohibiting the mining of coal or other minerals, production of petroleum, or winning or 
obtaining of extractive materials, or 


• restricting the potential development of resources of coal, other minerals, petroleum or 
extractive materials which are of State or regional significance by permitting a land use that 
is likely to be incompatible with such development. 
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Focus Area 9: Primary Production 


Direction Consistent Comments 


9.1 Rural Zones N/A The PP does not impact on any rural zonings. 


9.2 Rural Lands 


Yes 


• The PP is: 


• The PP is consistent with the strategic plans as outlied in Sections A & B of this PP. 


• The site is currently zoned C4 and has a MLS of 1ha. Whilst there is a small area of the 
site mapped as BSAL, the PP would have no greater impact on the significance of 
agriculture and primary production compared to the current MLS. 


• Whilst a small part of the site is mapped as containing HEV, the biodiversity 
assessment that has been completed as part of this PP has identified that the site is 
substantially degraded and remnant native vegetation is in low condition. 
Consequently, few major biodiversity constraints are present that would be a 
limitation to the potential rezoning and development of the site. 


• The natural and physical constraints of the site, including the topography, size, 
location, water availability and ground and soil conditions, have been an integral 
consideration in the PP as outlined in the Introduction section of this PP. 


• The promotion of opportunities for investment in productive, diversified, innovative 
and sustainable rural economic activities would not be hindered by this PP. 


• supporting farmers in exercising their right to farm would not be hindered by this PP. 


• this PP would provide no further fragmentation of rural land nor increase any land use 
conflict. 


• The PP would not impact on the ongoing viablity of the rural use of the land as it is 
already zoned for conservation. 


• The proposed reduction in MLS: 


• Would not create any additional fragmentation of rural land or increase land use 
conflict compared to the existing MLS. 


• Will not measurable increase any adverse affect on the operation and viability of 
existing and future rural land uses and related enterprises. 


• Will be supported by appropriate utility infrastrcture and transport infrastructure. The 
minor increase in dwelling yield as a result of the change in MLS would not result in 
significant additional demand on human services. The PP site is located adajcent to an 
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Direction Consistent Comments 


existing similar development and as such has appropriate proximity to existing 
centres. 


• As outlined in Section B Q6 of this PP, there is an absence of supply of land with this 
MLS. 


• In relation to the clause 5.16 principles: 


• The land to the north, east and south of the site is zoned for large lot residential and 
rural residential style development, with areas developed and yet to be developed in 
accordance with this zoning/MLS. The land to the west of the site is zoned RU4 
Primary Production Small Lots, which is used for grazing activities and a funeral home. 


• The PP will reduce the minimum lot size compared to the existing but consistent with 
the development to the north of the site, which will enable a greater number of 
allotments and consequentially dwellings to be located within the PP site. It is not 
expected that the net additional allotments from the change in MLS would 
significantly impact upon the preferred and predominent land uses in the vicinity of 
the site. 


• The change in lot size facilitated by the PP would not result in development that is 
incompatible with the preferred and predominent land uses. 


• No measures are considered required to avoid/minimise incompatibilty due to the 
absence of incompatibility. 


9.3 Oyster Aquaculture N/A The PP is not located within a ‘Priority Oyster Aquaculture Areas’ or oyster aquaculture. 


9.4 Farmland of State and Regional 
Significance on the NSW Far 
North Coast 


N/A Not applicable to the site. 
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Attachment C: Flora & Fauna Assessment 
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Attachment D: Aborginal Heritage Due Diligence Assessment 
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10 April 2024 
 
By email  SMooketsi@armidale.nsw.gov.au 
Copy to   AManners@armidale.nsw.gov.au 
 
 
Ms S Mooketsi 
Armidale Regional Council 
PO Box 75A 
ARMIDALE  NSW  2350 
 


Contact 
Victoria McGinness 
 
Direct Line 
02 6274 0969 
 
Our Reference 
240630 


Dear Simone 
 
Advice regarding Grids and Gates Policy  


Thank you for your email dated 4 April 2024. We have set out our advice on your questions below.  


Do any provisions under the Roads Act 1993 or Roads Regulation 2018 explicitly address the 
ownership of grids within a road reserve?  
 
We understand that the Council is seeking specific and urgent advice concerning the provisions of the 
Roads Act 1993 and Roads Regulation 2018. We have been instructed not to advise on the question of 
who may own grids installed in a road more generally.  
 
From our review of Roads Act 1993 (Roads Act) and Roads Regulation 2018, there is no provision in that 
legislation which explicitly addresses the ownership of ‘grids’ within a road reserve. However, s.145 of the 
Roads Act addresses the ownership of roads. Relevantly, it provides that public roads within a local 
government area (other than freeways and Crown roads) are vested in fee simple in the appropriate roads 
authority. Under the Dictionary in the Roads Act, ‘road’ is defined to include ‘structures’ which form part of 
the road.  Although the term ‘structure’ is not defined, in our view a grid would be a structure for the purpose 
of the Roads Act. 
    
As noted above, s.145 provides for roads being vested in ‘fee simple’ in the relevant authority. ‘Fee simple’ 
is technically a freehold estate in land, rather than other property. However, to the extent that a structure 
forms part of the road, as contemplated by the definition, it is likely, in our view to be within the estate in 
fee simple vested in the roads authority. Please let us know if you would like us to undertake case law 
research to confirm this interpretation of the Act. 
 
The Council’s ownership of public roads under s.145 of the Roads Act is subject to any exclusions which 
apply under s.146. For example, the dedication of land as a public road does not affect the rights and 
liabilities of a person who has the benefit of an easement over a road. In considering ownership of a grid in 
a particular road, the application of s.145 will therefore need to be considered on a case-by-case basis. If 
none of the exceptions in s.146 apply then, having regard only to the terms of s.145 and definitions of the 
Roads Act, we consider any structures within a road are likely to be owned by the relevant roads authority. 
In respect of public roads (other than freeways and Crown roads) in the Armidale local government area, 
this would be the Council.  
 
Do sections 138, 142 and 128 of the Roads Act 1993 apply in relation to a grid or gate within the 
road reserve, if those structures are owned by the Council? 
 
The sections referred to above apply to grids and gates constructed in a road reserve. We have addressed 
each in turn below.  


Section 138  


Section 138 of the Roads Act provides that a person must not do certain things in relation to a road 
otherwise than with the consent of the roads authority. Relevantly, this includes the removal of or 
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interference with a structure or work on a public road: s.138(1)(c). In our view, a grid and/or gate is a 
“structure” for the purpose of the Roads Act. For the purpose of s.138(1)(c), it is immaterial whether the 
structure is owned by the roads authority or a third party. That is, in our view, s.138(1)(c) prohibits a person 
from removing or interfering with a structure within a road reserve, including a grid or public gate, regardless 
of its ownership, unless that person has an approval under s. 138 of the Roads Act (or an alternative 
permission, such as a permit under s.128) which allows them to do so.   


Section 128  


Under s.128 of the Roads Act, a roads authority may issue a permit to the occupier of any land through 
which an unfenced public road passes allowing that person to erect a gate across the road at any place at 
which the road intersects a boundary fence. The obligation to maintain any such public gate then lies with 
the ‘permit holder’, rather than being explicitly linked to the owner of those works: s.129(2)(a). The permit 
holder is also subject to additional obligations in connection with the gate under Part 6 of the Road 
Regulations. The effect of s.128(4) is to effectively make each successive occupier of the land the holder 
of the permit, and thereby responsible for its maintenance. If the permit is revoked, the occupier of the land 
the subject of the public gate permit must remove the gate.  


Section 142 


Section 142(1) of the Roads Act provides that a person “who has a right to the control, use or benefit of a 
structure or work in, on or over a public road” must, in summary, maintain the structure in a satisfactory 
state and keep any structures and the surrounding road surface in a state which will allow smooth passage 
of traffic. This applies to all structures and works within a public road, including structures and works for 
which there is no consent in force under Division 3 of the Roads Act (which includes s.138 but not s.128).  


The obligation under s.142(1) to maintain a structure does not apply to a person whose right to the control, 
use or benefit from the structure consists merely of a right of passage that the person has as a member of 
the public or a right of access as an adjoining land owner1. A member of the public is entitled to pass along 
a public road (whether on foot, in a vehicle or otherwise) and to drive stock or other animals along the public 
road (subject to restrictions which are imposed by or under the Roads Act, or any other Act or law): s.5 of 
the Roads Act. 


In our view, the reference in s.142 to a person “who has a right to the control, use or benefit of a structure 
or work” encompasses a broader range of persons than just the owner of the structure or work. For 
example, if a grid or gate is benefitting a person by assisting them to manage the movement of their sheep 
or cattle, then, in our view, they are deriving a benefit from that structure which goes beyond the ordinary 
rights of passage of a member of the public or access by an adjoining landowner. In our view, this is 
particularly the case if they hold an approval under s.138 or a permit under s.128. 


There is some ambiguity regarding how s.142 operates if there are multiple persons who control, use or 
benefit from a structure. Section 142 refers to a person with “a right” not “the right,” which implies that it is 
intended to capture multiple people with an interest in the structure. However, the Act does not explicitly 
set out how any maintenance burden should be apportioned between those people. Please let us know if 
you would like further advice on this matter.  


Please contact the writer or Victoria McGinness on 6274 0969 if you wish to discuss this advice.  


Yours sincerely 
BAL LAWYERS 


  
Alice Menyhart 
Legal Director 
Direct Line:  02 6274 0911 
Email:  alice.menyhart@ballawyers.com.au 


 
1 Section 142(3).  
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POL087 - Gates and Stock Grids on 
Public Roads 


ADOPTED BY COUNCIL:  
 


 
PURPOSE 


This policy aims to harmonise the former Guyra Shire and Armidale Dumaresq Council policies for the 
design, installation, maintenance and responsibility for gates and stock grids on Armidale Regional 
Council Public Roads. This policy defines the maintenance responsibilities for the permit holder. 


 
The policy outlines when Armidale Regional Council will permit the installation of a gate or stock grid 
and the conditions by which the landowner will be given a permit to have a gate or stock grid on an 


Armidale Regional Council road. 
 


APPLICATION 
This policy applies to Council Public Roads as defined in Armidale Regional Council’s Asset register, and is 


in accordance with the Roads Act 1993 and the Roads Regulation 2018. 
 
With respect to public gates, legislative controls only apply where the public road is unfenced, and the 
gate may only be erected where the road intersects a boundary fence). 


POLICY INTENT 
To provide a Policy of gates and stock grids on Public Roads within the Armidale Regional Council LGA 
that is equitable, productive and safe for adjoining landowners, road users and broader public. Gates 
and grids on a public road primarily generate a private benefit to a landowner and represent an 


alteration to normal traffic conditions. This cost should not burden the broader public. 


 


COMMUNITY STRATEGIC PLAN OBJECTIVES 
The policy aligns with Advancing Our Region - Your Community Plan 2022-2032 and with Council Delivery 
Program 2022-2026 as part of:  
Connected Region – Transport and Technology 


• C1 – Quality infrastructure that makes it safe and easy to travel around our region – Strategies: 
o C1.1 Build and maintain quality, safe and accessible road transport infrastructure including 


roads, footpaths, kerbs, bus stops and parking facilities. 
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POLICY 
 


1. DEFINITIONS 


Gate: A hinged barrier used to close an opening in the boundary – in respect to this policy the gate must be 
approved by Armidale Regional Council prior to installation and is maintained in a good working order. Stock  
 
Grid: Consists of a depression in the road covered by a transverse grid of bars or tubes, normally made of 
metal and firmly fixed to the ground on either side of the depression, such that the gaps between them are 
wide enough to not allow an animal to cross but sufficiently narrow so as not to impede a wheeled vehicle. 
 
Public Gate: A Public Gate must be painted white and the posts on either side of the gate are fitted with 
reflectors facing along the road in each direction (as per Regulation 70 of the Roads Regulation 2018). 


 
2. APPROVAL & PERMIT 


2.1 Permit for existing public gates and stock grids. 


2.1.1 Existing gates or cattle grids erected prior to the adoption of this policy shall be reviewed, and the 
owner or occupier be requested to comply with the current policy within 24 months. Council has the right to 
require removal of the gate or grid if the structure does not comply with Council policy or Council are 
concerned about public safety or animal welfare. 


2.1.2 The occupier of land to which a permit relates is deemed to be the holder of the public gate or grid 
permit. Therefore, a new occupier will become the holder of the permit and responsible for any conditions 
of the permit. In this instance, Council should be advised of the new permit holder. The Roads Act 1993 does 
not otherwise authorise the transfer of permits for public gates or grid. 


2.1.3 Where Council has otherwise granted consent for erection of a gate or grid over a public road and the 
consent holder wishes to transfers the consent to another party, they shall apply to Council and be subject 
to approval from the Roads Manager or their delegate. 


 
2.2 Permit application for new public gates and stock grids. 


2.2.1 All new applications must include a completed copy of the attached stock grids application form. 


2.2.2 Owners must organise an on-site inspection with an Armidale Regional Council representative to seek 
approval for the construction of a gate or grid. 


2.2.3 If a person applying for a public gate permit only owns the land on one side of the road, the adjoining 
landowner’s consent must be obtained (section 68 Roads Regulation 2018). 


2.2.4 Armidale Regional Council will consider applications for a new or replacement public gate only if the 
following conditions apply: 


2.2.4.1 The application does not relate to an excluded road (see Table 1), 


2.2.4.2 The proposed gate would not create an unacceptable hazard or network restriction, 


2.2.4.3 The road intersects with a boundary fence, and  


2.2.4.4 Where no viable alternative, such as fencing exists. 


Note: if condition 2.2.4.3 is not met, an application for consent under section 139 of the Roads Act 1993 will be 
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necessary. 


2.2.5 Applications for a new gate will be as per Part 6 of the Roads Regulations 2018. This includes the 
consultation requirements set out in section 2.5 below and will be a matter for Armidale Regional Council to 
determine. 


2.2.6 Applications for a stock grid that are not proposed as a by-pass to a public gate will be assessed under 
the general requirements for consent to erect a ‘structure’ under section 139 of the Roads Act 1993. 


2.2.7 In cases where consent under section 139 of the Roads Act is necessary for the erection of public gates 
and stock grids  Council has discretion to impose such conditions as it thinks fit.  


2.2.8 The applicant shall fully indemnify Council in relation to the works required and to any and all damage 
to other services including water, electricity supply and communication services. This indemnity will be 
placed as a condition on the permit, or consent as relevant. 


2.2.9 All new Grids must be accompanied by an associated public gate. 


2.2.10 The exception to allow for a stock grid regardless of the road hierarchy is at the entrance of a 
National Park. 


 


TABLE 1 


 
 


Note: Collector may have a 3.600m stock grid providing 
additional “Narrow Road” signage is erected and 
maintained. 


 
2.3 Permit Periods. 


2.3.1 Council may at any time revoke a public gate / stock grid permit. Without limiting the circumstances in 
which Armidale Regional Council may revoke a permit, Armidale Regional Council will revoke a permit where 
it comes to the attention of Armidale Regional Council that the gate/stock grid is not being maintained, or is 
a risk to road safety. 


2.3.2 If a public gate permit is revoked, Council will serve a notice on the permit holder. The permit holder 
has one month to remove the gate.  


2.3.3 For gates and grids approved under section 139 of the Roads Act 1993, Council has discretion to 
revoke the consent for any reason by notice in writing. 


 
2.4 Bypass  in conjunction with a gate 


2.4.1 Armidale Regional Council reserves the right to impose the need for a bypass around an approved 
public gate either in the form of a stock grid or a ramp. 


2.4.2 The need for a bypass will be assessed on site by Council staff. 


Road Hierarchy Gate Allowed Stock Grid Allowed Minimum Width 


Arterial No No N/A 


Sub Arterial No No N/A 


Collector No Yes 7.200m 


Local A Yes (Existing) Yes 3.600m 


Local B Yes (Existing) Yes 3.600m 


Urban Street No No N/A 


Village Lane Yes (Existing) No 3.600m 







Page 4 of 14 
 


2.4.3 If a stock grid is constructed as a by-pass option, Council will determine that: 


2.4.4 The grid must be placed at the intersection of the road with the boundary fence; or 


2.4.5 The grid must be located along the line of the road; or 


2.4.6 The gate must be relocated beside the grid; 


2.4.7 The grid must be constructed in accordance with Council's specifications. 


2.4.8 A notice on a board accompanying the grid must be in the form approved by Council, which may 
include weight restrictions. 


2.4.9  


2.5 Consultation 
2.5.1 All applications for public gates will be advertised in a local newspaper and will allow 28 days from 
publication for interested persons to lodge written submissions. If submissions are received a report shall be 
prepared for council’s consideration with respect to the determination. Armidale Regional Council reserves 
the right to publicly advertise the proposed location of a grid in the same manner. 


2.5.2 Council will notify the grant of any public gate permit in a local newspaper. The right to erect the gate 
is then vested in the permit holder after the passing of one month from the date of publication in the 
newspaper.  


3. CONSTRUCTION STANDARDS FOR PUBLIC GATES 
3.1 The holder of a public gate permit is required to: 


3.2 Place a ‘Public Gate’ Notice on both sides of the gate with lettering at least 75mm; 


3.3 Ensure that the public gate is white; and 


3.4 Ensure posts on either side of the gate are to be fitted with reflectors. 


 
4. CONSTRUCTION STANDARDS FOR STOCK GRIDS 


4.1 All construction, installation and signage costs are to be paid by the applicant. 


4.2 Council can provide and install a grid (including associated pavement works) if nominated by the 
applicant. See current Council fees and charges. Costs will be billed to the grid owner and are to be paid 
prior to construction. 


4.3 Council may levy additional charges on the applicant if there are design and legal expenses incurred by 
Council. These include Council staff expenses. 


4.4 All work is carried out in accordance with the Roads Act 1993, Roads Regulation 2018 and applicable 
Australian Standards. All Public gates and stock grids must be constructed to a design standard acceptable to 
Armidale Regional Council. Details of the grid proposed to be installed and the proposed installation layout 
shall be submitted to Council for approval with the application. 


4.5 Cattle Grids are to be capable of carrying a W7 or T44 legal axle loading with a factor of safety. 


4.6 Details of grid structure, foundations, abutment, approach ramps, horizontal and vertical alignment shall 
be submitted with application and shall be sufficient to guarantee the safe transit of vehicles and shall not 
interfere with the natural drainage of the area. 
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4.7 Applicants may choose a pre-approved local Grid. Applicants can contact Councils Roads manager for 
details. 


4.8 When the grid is on a curve, the cross fall of the grid shall conform to that of the road. 


4.9 Approach ramps shall be constructed for the full width of the running surface of the grid. The 
longitudinal grade of the approach ramps shall be such that the surface levels of the ramps deviate from the 
existing average grade of the road by not more than 1%. 


4.10 The fill used in the approach ramps shall comply with that listed in the Section 138 conditional 
approval letter and be thoroughly compacted and finished to council specification. 


4.11 Council may direct the applicant to rectify any subsidence in adjacent pavement at the applicants cost 
following construction. 


4.12 The approach surface is to start flush with the grid. 


4.13 At 20m from the grid, the road surface is to grade away from the centreline of the road at between 
3%- 6% cross-fall. 


4.14 The applicant shall construct drainage under the grid and adjacent gated bypass road (If required), to 
ensure that no damming or ponding shall occur on the roadway. The resulting runoff must not cause 
damage or degradation to the public road or adjoining landowners. 


4.15 Applicants are required to comply with current regulations. 


 


 
5. MAINTENANCE STANDARDS FOR GATES AND GRIDS 


5.1 Structural Components. 


5.1.1 The permit holder is responsible (at their cost) to maintain the structure and signage to an ‘as 
constructed’ standard. 


5.1.2 Council can undertake maintenance of the grid and adjacent road pavement if nominated by the 
grid owner. See current Council fees and charges. Costs will be charged to the grid owner. 


5.1.3 The owner or occupier will manage the public gate/stock grid to ensure compliance with this 
Policy and the original construction standard.  


5.1.4 Stock grids on public roads (i.e not a by-pass) must be kept flush with the surrounding road 
surface and maintained to facilitate the smooth passage of traffic along the. 


5.1.5 The maintenance and/or renewal of existing stock grids will be to Armidale Regional Council’s 
current stock grid specifications (see Figure 1). Where determined by an Armidale Regional Council 
resolution, Armidale Regional Council as the Roads Authority may revoke the public gate or stock grid 
permit if it does not meet Armidale Regional Councils specifications. Armidale Regional Council will then 
advise the owner of the gate / stock grid that the structure must be removed within one (1) month 
after notice of the revocation has been issued. 


5.1.6 Armidale Regional Council officers will regularly inspect all gates and stock grids and will notify the 
permit holder in writing should the structure require rectification or renewal. Given gates and grids are 
a private benefit, Council may levy inspection charges and administration expenses on the owner, if 
works are identified by the inspection.  


5.1.7 Where the holder of the permit has failed to act on a request to undertake repairs or removal per 
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Clause 5.1.5 within 28 days of the notification, Armidale Regional Council may issue penalties as 
contained in the Roads Act. Seven (7) days shall be granted to the permit holder to rectify the request, 
upon which time clause Error! Reference source not found. will come into affect. 


5.1.8 If the permit holder fails to carry out maintenance action in relation to public gates or grids, a 
direction may be issued to alter the work or structure or its location.  


5.1.9 Where the failure to carry out the work is an offence in relation to  


• maintenance of gates,  


• grids,  


• road approaches, or 


• the general obligation under the Act 
Council may rectify the contravention after giving reasonable notice of its intention to do so, in which 
case the costs in taking that action are recoverable as a debt. 


5.1.10 Where the stock grid is considered to be no longer fulfilling its intended function, the holder of 
the permit is to be advised that Armidale Regional Council will revoke the permit unless the holder of 
the permit provides sufficient grounds within 28 days to retain the permit. 


5.1.11 If Armidale Regional Council removes a stock grid during construction of road works, the cost of 
removal and replacement of the grid and gates will be at cost to the holder of the permit. 


5.2 Road Carriageway. 


5.2.1 The permit holder is responsible for the maintenance of the road carriageway for a maximum 
distance of 20m either side of the structure, as set out in the permit. 


5.2.2 Refer to 4.1.1.1 for fixed council provided service. 


5.2.3 Council may carry out maintenance of the carriageway within the distance specified from the 
structure at the owner’s expense if the conditions of the permit are not complied with. 


Figure 1 – Stock Grid and Gate on Public Road minimum standard 
 


 


Note: This does not include stock grid design. 
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LEGISLATIVE REQUIREMENTS 


• Roads Act 1993 – Refer to attached references 


• Roads Regulation 2018 


• Local Government Act 1993 


REVIEW 


This Policy should be reviewed every two years from the date of each adoption of the policy, or 
more frequently as required. 


REPORTING 


N/A 
 


RESPONSIBLE OFFICER 


In the event of any dispute over any aspect of this policy, mediation may be undertaken by the 
Chief Officer Assets and Services. If a resolution cannot be reached, the General Manager will 
determine the final direction. 
 
 


ROLES AND RESPONSIBILITIES 


The General Manager is authorised, pursuant to section 377 of the Local Government Act 1993, to 
allow a matter that does not conform to a policy to proceed if the General Manager is of the 
opinion that the variation from the policy is of a minor nature. 
 


RELATED PROCEDURES 


Nil 
 


 
 


APPROVAL AND REVIEW 


 


Responsible Business Unit 
 


Transport 


 


Responsible Officer 
 


Manager Transport 


 
Date/s adopted 


 
28 June 2023 


 
 


Date of next review 
 


June 2025 


 


TRIM Reference 
 


AINT/2023/11922 
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Relevant Legislative References 


ROADS ACT NSW 1993 
 
Division 2 Public gates 


128   Roads authority may grant permit 


(1)  A roads authority may permit the occupier of any land through which an unfenced public 
road passes to erect a gate across the road at any place at which the road intersects a boundary 
fence. 


(2)  A permit may not be granted with respect to a classified road except with the concurrence of 
TfNSW. 


(3)  A roads authority must cause notice of the granting of the permit to be published in a local 
newspaper. 


(4)  The occupier for the time being of the land to which a permit relates is taken to be the holder 
of the permit. 


129   Erection and maintenance of public gates 


(1)  The holder of a public gate permit may, at any time after one month from the publication of 
the notice of the granting of the permit, erect a gate in accordance with the permit. 


(2)  The holder of a public gate permit must ensure that— 


(a)  a notice is attached to both sides of the gate bearing the words “PUBLIC GATE” in 


letters at least 75 millimetres high, and 


(b)  both the gate and the notice are maintained in good condition. 


Maximum penalty—10 penalty units. 


130   Revocation of permit 


(1)  The roads authority may at any time revoke a public gate permit. 


(2)  The occupier of the land the subject of a public gate permit that has been revoked must 
remove the gate within one month after notice of the revocation is served. 


Maximum penalty—10 penalty units. 


131   Effect of permit 


While a public gate permit is in force, the public gate to which it relates is taken not to constitute a public 
nuisance and does not give rise to an offence against this or any other Act. 


132   Offences with respect to public gates 


(1)  A person must not cause any damage to a public gate or to any notice attached to the gate 
in accordance with this Division. 


Maximum penalty—10 penalty units. 


(2)  A person who opens a public gate must cause it to be closed again immediately after it has 
been used. 
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Maximum penalty—10 penalty units. 


(3)  A person who fails to cause a public gate to be closed is liable for any loss or damage 
suffered by the occupier of the land adjoining the public road on which the gate is situated as a 
result of the gate having been left open. 


133   Construction of by-pass around road gate 


(1)  An occupier of land adjoining an unfenced public road across which a public gate is situated 
at the point where the road intersects a boundary fence— 


(a)  must not, unless the appropriate roads authority so permits, and 


(b)  must, if the appropriate roads authority so requires, 


construct a by-pass for vehicles at the intersection of the road with the boundary fence. 


Maximum penalty—10 penalty units. 


(2)  The roads authority may not permit or require the construction of a by-pass— 


(a)  if the by-pass is to be used in connection with a public gate across a main road, 
except with the concurrence of TfNSW, and 


(b)  if the public gate is part of a rabbit proof, dog proof or marsupial proof fence, except 
with the concurrence of Local Land Services. 


(3)  A by-pass is to consist of— 


(a)  a ramp to allow vehicles to be driven over the top of the boundary fence, or 


(b)  a cattle grid or sheep grid located beside the gate, 


and must be constructed in accordance with such specifications as may be approved by 
the roads authority. 


(4)  If the appropriate roads authority so requires, the person permitted or required to construct a 
by-pass— 


(a)  must construct the by-pass along the line of the road, and 


(b)  must re-locate the gate beside the by-pass. 


Maximum penalty—10 penalty units. 


(5)  The occupier for the time being of land to which a permit relates is taken to be the holder of 
the permit. 


134   Notice board to be erected at by-pass 


(1)  The occupier of land on which a by-pass is constructed must ensure that— 


(a)  a notice, in the form required by the appropriate roads authority, is exhibited on a 
conspicuous notice board near each end of the by-pass, and 


(b)  both the by-pass and the notice are maintained in good condition. 


Maximum penalty—10 penalty units. 







Page 11 of 14  


(2)  A notice may prohibit vehicles exceeding a specified laden weight from being driven over the 
by-pass. 


(3)  If the appropriate roads authority requires a person to construct a by-pass, that authority 
may contribute to the cost of construction and erection of the notices. 


135   Closing of by-pass 


(1)  A by-pass may be closed and the notices relating to the by-pass may be removed— 


(a)  if the public gate in connection with which the by-pass was constructed is removed, 
or 


(b)  if the fence of which the by-pass forms part is made rabbit proof, dog proof or 
marsupial proof. 


(2)  A person who closes a by-pass— 


(a)  must give notice of the closure to the appropriate roads authority before or 
immediately after the closure, and 


(b)  must take such steps as the appropriate roads authority directs to ensure the safety 
of persons using the road. 


136   Revocation of by-pass permit 


(1)  The roads authority may revoke a permit given with respect to a by-pass by means of a 
notice served on the holder of the permit. 


(2)  The occupier of the land the subject of the permit must, within the time specified in the 
notice— 


(a)  remove the by-pass and its notices, and 


(b)  take such steps as are specified in the notice to ensure the safety of persons using 
the road. 


Maximum penalty—10 penalty units. 


137   Offences 


(1)  A person must not— 


(a)  drive a vehicle over a by-pass in contravention of a notice displayed in connection 
with the by-pass, or 


(b)  wilfully damage or remove a notice displayed in connection with a by-pass, or 


(c)  wilfully obstruct or damage a by-pass. 


Maximum penalty—10 penalty units. 


(2)  A person who causes damage to a by-pass as a result of driving a vehicle over the by-pass 
in contravention of such a notice is liable for— 


(a)  the cost of any repairs to the by-pass necessary as a result of the contravention, and 


(b)  any loss or damage suffered by any other person as a result of the damage to the by-







Page 12 of 14  


pass. 


Division 3 Other works and structures 


… 


138   Works and structures 


(1)  A person must not— 


(a)  erect a structure or carry out a work in, on or over a public road, or 


(b)  dig up or disturb the surface of a public road, or 


(c)  remove or interfere with a structure, work or tree on a public road, or 


(d)  pump water into a public road from any land adjoining the road, or 


(e)  connect a road (whether public or private) to a classified road, 


otherwise than with the consent of the appropriate roads authority. 


Maximum penalty—10 penalty units. 


(2)  A consent may not be given with respect to a classified road except with the concurrence of 
TfNSW. 


(3)  If the applicant is a public authority, the roads authority and, in the case of a classified road, 
TfNSW must consult with the applicant before deciding whether or not to grant consent or 
concurrence. 


(4)  This section applies to a roads authority and to any employee of a roads authority in the 
same way as it applies to any other person. 


(5)  This section applies despite the provisions of any other Act or law to the contrary, but does 
not apply to anything done under the provisions of the Pipelines Act 1967 or under any other 
provision of an Act that expressly excludes the operation of this section. 


139   Nature of consent 


(1)  A consent under this Division— 


(a)  may be granted on the roads authority’s initiative or on the application of any person, 


and 


(b)  may be granted generally or for a particular case, and 


(c)  may relate to a specific structure, work or tree or to structures, works or trees of a 
specified class, and 


(c1)  in relation to integrated development within the meaning of section 91 of the 
Environmental Planning and Assessment Act 1979, is subject to Division 5 of Part 4 of 
that Act, and 


(d)  may be granted on such conditions as the appropriate roads authority thinks fit. 


(2)  In particular, a consent under this Division with respect to the construction of a utility service 
in, on or over a public road may require the service to be located— 
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(a)  in such position as may be indicated in that regard in a plan of subdivision or other 
plan registered in the office of the Registrar-General with respect to the road, or 


(b)  in such other position as the roads authority may direct. 


(3)  In particular, a consent under this Division with respect to the erection of a structure may be 
granted subject to a condition that permits or prohibits the use of the structure for a specified 
purpose or purposes. 


… 


139D   Extension and transfer of street vending and other consents 


(1)  A roads authority may, at the end of the term of a street vending consent, extend the term of 
the consent for such further period (not exceeding 7 years) as is specified in the consent. 


(2)  An extension may be granted on the application of the holder of the consent. 


(3)  A roads authority may transfer a street vending consent or another consent under this 
Division permitting the erection and use of a structure for a purpose to a person other than the 
holder of the consent. 


(4)  A transfer may be granted on the application of the holder of the consent or of another 
person made with the holder’s consent. 


(5)  A roads authority may impose a condition as to payments in the nature of rent when it 
extends or transfers a street vending consent. 


(6)  Section 139 applies to a consent extended or transferred under this section. 


… 


140   Revocation of consents 


A roads authority may at any time and for any reason revoke a consent under this Division (other than a 
street vending consent) by notice in writing served on the holder of the consent. 


… 


142   Maintenance of works and structures 


(1)  A person who has a right to the control, use or benefit of a structure or work in, on or over a 
public road— 


(a)  must maintain the structure or work in a satisfactory state of repair, and 


(b)  in the case of a structure (such as a grating or inspection cover) located on the 
surface of the road, must ensure that the structure is kept flush with the surrounding road 
surface and that the structure and surrounding road surface are so maintained as to 
facilitate the smooth passage of traffic along the road, 


and the person is, by this section, empowered to do so accordingly. 


Maximum penalty—30 penalty units. 


(2)  Subsection (1) applies to all structures and works in, on or over a public road, including 
structures and works for which there is no consent in force under this Division. 
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(3)  Subsection (1) does not apply to a person whose right to the control, use or benefit of a 
structure or work consists merely of a right of passage that the person has as a member of the 
public or a right of access that the person has as the owner of adjoining land. 


(4)  If— 


(a)  a roads authority has granted a consent under this Division to the doing of anything, 
and 


(b)  that thing has been or is being done otherwise than in accordance with the consent, 


the roads authority may direct the holder of the consent to take specified action to 
remedy any damage arising from the doing of that thing otherwise than in accordance 
with the consent. 
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More than just a Men’s Shed 


website: www.armidaleshed.com 
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What is a Men’s Shed? 
 


The Australian Men’s Shed Association (AMSA) recognises as a Men’s Shed any community-based, non-profit, non-
commercial organization that is accessible to all men and whose primary activity is the provision of a safe and 
friendly environment where members are able to work on meaningful projects at their own pace in their own time 
in the company of others. A major objective is to make invaluable contributions to their communities and advance 
the well-being and health of their members. 
 
Men’s Sheds are also supported by the Australian Government Dept. of Health and Aged Care.  
https://www.health.gov.au/our-work/mens-sheds/about-mens-sheds 
 
For members, the Armidale Men’s Shed is:  
 


• bringing community members together to combat social isolation 


• somewhere to go, relax, talk, discuss things, seek information, social connections 


• a place to address physical and mental wellbeing 


• a safe and happy place for members to work and socialise while doing projects 


• companionship, a caring environment, make new mates 


• contributing to their community 


 
The Men’s Shed movement has become one of the most powerful tools in addressing social isolation, health and 
wellbeing and helping its members to feel valued and productive members of their community, providing an 
environment for them to gather, volunteer, work, teach, learn and seek friendship with others. 
 
Why join a Men’s Shed? 
 


i. A significant life change - retirement, unemployment, health, loss of a loved one, relocation  


ii. The support of community can greatly influence feelings, self-esteem and coping capacity 


iii. Social interaction - friendship, companionship and support 


iv. Health and wellbeing and staying active 


v. Learn new skills, feel productive, contribute to the community 


vi. For some it is their only reason for getting out of their homes  


vii. Many members are retired and living alone; coming to the Shed provides an avenue for meeting and talking  


 
Engaging with Community 
  


With over 1200 Men’s Sheds now operating throughout Australia, nearly all local government areas have at 
least one Men’s Shed. Great things happen when Men’s Sheds and their local council get together. 
Local business and community organisations are a vital resource for Men’s Sheds - building relationships, exploring 
ways to support each other, empowering and engaging people from different backgrounds. 
 
Armidale Men’s Shed is a vital community investment delivering activities that foster community spirit, and 
undertake worthwhile community projects that deliver great benefits for the wider community.  
Our shed has completed projects for National Parks, Armidale Drama & Musical Society, RSL, Lions. Some of these 
projects included memorabilia & historical restorations, with some projects being quite large and complex.  
Men’s Sheds primarily attract older Australians from a diverse range of backgrounds and experiences. For some 
members of the Armidale community, the Men’s Shed is a main focal point for positive engagement and activity.  
 
  



https://www.health.gov.au/our-work/mens-sheds/about-mens-sheds
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The Armidale Men’s Shed opened in 2006. The current financial membership of 71 includes men and women, 
with a focus on men’s health, community & well-being through:  


1. community activities such as Bunnings BBQ, local Show, local open garden events, etc. 
2. engagement and connection with service clubs such as Rotary & Lions. 
3. community projects - e.g.: 


i. Wholechild Early Learning Centre: a major toy project late last year involving the collaboration of 
many members with various skill sets, resulting in a sense of achievement and satisfaction for all 
concerned 


ii. Construction of large, heavy-duty seating for National Parks & Wildlife 
iii. Stage sets for the Armidale Dramatic & Musical Society 


4. a diverse range of projects specific to local schools & community organisations that no one else could be 
found to undertake 


5. a wide variety of small repair jobs for members of the community that no one else could be found to take 
on 


6. providing opportunities for members to be recognised and enjoy success and recognition of their 
contributions to their Men’s Shed and to their wider community, deriving enjoyment and satisfaction 
from their experience. 
 


 
The Armidale Men’s Shed is a place where people can gather for companionship, social interactions, learning 
new skills and using their current skills to improve wellbeing and emotional support.  
In addition, it is a comfort for those feeling isolated and unsupported. Our weekly healthy Thursday lunches 
provide an opportunity to check in with people and follow up on a regular basis.  
We have had presentations by professionals on a range of health and wellbeing topics. Health and wellbeing support 
for members, incorporating preventive health and well-being programs, i.e.: visits from both medical & nursing 
students (UNE) as part of their curriculum regarding experience with medical issues of the elderly. This included 
blood pressure & glucose checks for members.  
 
With the possibility of expanding the work the Shed can do, we can further meet the needs of the community as 
identified. This would necessitate greater space, more members, and a financially viable position, in which 
members would not have to focus their efforts and time on generating income to cover unsustainable operating 
costs. 
 
In Conclusion 
 


The Armidale Men’s Shed is more than woodwork. When members actively participate in their community, 
their quality of life increases, which has a transforming influence on the community both now and in the future.   
The information above demonstrates our value and also provides an opportunity for Armidale Council, with its 
community obligations, and the Armidale Men's Shed to benefit the Armidale community. 
 
Click on the link to read how some of our members feel about their shed 
https://www.armidaleshed.com/meet-our-members-and-friends 
 
Some of what we do 
https://www.armidaleshed.com/ 
https://www.armidaleshed.com/what-we-do 



https://www.armidaleshed.com/meet-our-members-and-friends

https://www.armidaleshed.com/

https://www.armidaleshed.com/what-we-do






 


 
Armidale First Real Estate Pty Ltd as Trustee for Armidale First National Unit Trust 
Trading as First National Real Estate Armidale
ABN 92 303 097 373 


 


 


 


Stuart Collett 
Project Officer  
Armidale Regional Council 
 
 


Old Tip Shop market appraisal Long Swap Road Armidale 
4th April 2024 


 
We conducted an inspection at the site on Wednesday. The site is approximately 169m2 with semi 
attached hardstand of approximately 190m2. The property will be offered with approximately 820m2 
of secured yard space.  
 
Whilst currently in poor condition. With renovations and provision of toilets and office space we feel 
it may achieve between $120 to $130 per square metre or $21,000 to $23,000 P/A plus GST. 
(comparable 65-75 Long swamp road, currently leased for $23,156 plus GST P/A). 
 
Other comparable is 4/4 Southern Cross Drive (in very good condition) and 4B/270 Mann Street (in 
similar condition to “Old tip Shop”) annexed to this document. 
 


 
 
 


 


 
 








 


 
 


 
 


 


 
 
  


TRAFFIC ADVISORY COMMITTEE 
 


Held on 
 


Tuesday,  6 February 2024  
 


at 


 
Function room 


 
In attendance 


 
Committee Members: 
Cr Susan McMichael (Chair) 
Mr Hans Hietbrink (Rep. Member for Northern Tablelands) 
Snr Sgt Scott Wilson (NSW Police) 
Ms Mel Jones & Ms Lucy Garbutt (TfNSW) 
 
Council Staff: 
Mr Sam Jacobson (Coordinator Technical Services) 
Mr Graham Earl (ARC Technical Officer) 
Mr Scott Goodhand (Ranger) 
Ms Belinda Ackling 
Claire Butcher (Minute Taker) 
 
Others: 
Nil
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1. Apologies / Leave Of Absence  


Snr Sgt Paul Caldwell, Scott Goodhand 
 


2. Confirmation of Previous Minutes - 
 


 CONFIRMATION OF THE MINUTES OF THE TRAFFIC ADVISORY COMMITTEE MEETING HELD ON 
5 DECEMBER 2023 


 RESOLVED 
 
That the minutes be taken as read and be accepted as a true record of the Meeting. 
 


The Motion on being put to the vote was CARRIED unanimously. 
 
   
 
3. Declarations of Interest   


Nil 
 
4. Business Arising 
 


 4.1 Action from previous meeting held 4 December 2023.Ref: AINT/2024/00785 (ARC16/0168-


 Noted: 


That the Committee note the below actions from the previous meeting; 


a) Monitor the Guyra community’s interaction with the new speed humps once the 
installation has occurred in Bradley Street. 
Flat top humps installed on 19th December 2023. Some initial issues with change of 
grade and ponding to be addressed. Recommend change to Raised Pedestrian Crossing 
to reduce confusion of the type of facility. 


b) Note TfNSW will further investigate better traffic control for the intersection of Sandon 
Street with the New England Highway, and consider the request to extend the 50 km/h 
zone South past the intersection of Sandon Street with the New England Highway, with 
a further report to be provided to Traffic Committee. 
Noted 


c) Endorse the temporary road closure of Canambe Street between Dumaresq and 
Kirkwood Street for the Epic Horse Sale and Campdraft 2024 from 6am, Friday 22nd 
March until 4pm on Sunday 24th March 2024. 
Noted. 


d) Endorse the temporary road closure of Canambe Street between Dumaresq and 
Kirkwood Street for the 26, 27 & 28 January 2024, for the Annual Armidale Campdraft. 
Noted. Event completed. 


e) Endorse the temporary closure of Dangar Street between Dumaresq and Kirkwood 
Streets, Armidale, from 5am to 9am on Thursday 18th April 2024, for the Tour De Rocks. 
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Noted. 


f) Endorse the Special Event Transport Management Plan for the staging of the Tour de 
Rocks on Thursday 18th April 2024, for the occupation and usage of Armidale Regional 
Council Local Government Area (LGA) local roads only, pending approval for the use of 
local roads within the LGA of Kempsey Council, and of any regional classified roads from 
TfNSW, and any further recommendations from NSW Police. 
Noted. 


 


See item 3.2 for further discussions 


g)   Endorse closure of the Marsh Street entry into the Visitors Information Centre car park, 
with all vehicles requiring to enter via Dumaresq Street. 


h) Endorse provision of an additional 2 Caravan Parking spaces by repurposing 4 car 
parking spaces and extending the length of the existing parking bays by 2m to the south 
to comply with Caravan Parking requirements. 
Noted. To be actioned once endorsed at Council meeting 24 February 2024. 


  


 
 3.2 Visitor Information Centre 


 Ref: ARC16/0168 


 Further comments concerning the recommendations to items G & H - Visitor Information 
Centre, after further discussions with the Manager of the Visitor Information Centre (VIC) 
concerning  the recommendation made to Council, the VIC Managers requested that Marsh 
street not be closed and further long vehicle parking be designed. 
 
The Committee will revisit the item after a swept path & turn analysis is completed. 
 
 


 4.2 Proposed improvements to flat top humps Bradley Street, Guyra.Ref: AINT/2024/00791 (ARC16/0168


 RESOLVED 


That Council endorse changing the flat top humps in Bradley Street, Guyra, to raised pedestrian 
crossings. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
5. Special Events 
 


 5.1 Special Event Transport Management Plan - Armidale Cycling Club Weekly 
Road Races 2024. Ref: AINT/2024/00314 (ARC16/0168-8) 


 RESOLVED 


That Council  


Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 2024 
Weekly Race. 
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The Motion on being put to the vote was CARRIED unanimously. 
 
 


 5.2 Special Event Transport Management Plan Armidale Cycling Criterium 


 Ref: ARC16/0168 


1/24 RESOLVED 
 
That Council  


Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s Criterium 
2024 Weekly Race, once documentation of approvals from the business and construction 
companies currently occupying Waller Avenue & Cameron Drive. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 5.3 Special Event Traffic Management Plan - Austin Page College Coast Run 2024.Ref: AINT/2024/00403 (ARC16/0168


 RESOLVED 


That Council: 


a) Endorse the use of Armidale Regional Council local roads only, in accordance with the 
submitted Traffic Management Plan, and subject to any special conditions required by 
NSW Police in the Section 40 approval.  


b) That Council be provided copies of required approvals from Transport for NSW, Bellingen, 
Coffs Harbour and Clarence Valley Councils for the use of respective roads under their 
management. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 5.4 Special Event Transport Management Plan - Guyra Lamb and Potato Festival 
2024 Ref: AINT/2024/00412 (ARC16/0168-8) 


 Noted 


That Council endorse: 


a) The Guyra Lamb and Potato Festival to be held adjacent to the New England Highway from 
17th January to Sunday 28th January 2024. 


b) The road closure of Bradley St, Guyra between Ollera St and McKenzie St on Saturday 27th 
January 2024. 


The Motion on being put to the vote via email 14th January 2024, was CARRIED unanimously. 
 
 
 


 5.4 Special Event Transport Management Plan - Armidale & New England Show 
2024 Ref: AINT/2024/00782 (ARC16/0168-8) 
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 RESOLVED 


That Council endorse the temporary road closure of Canambe Street between Dumaresq and 
Kirkwood Street for the Armidale & New England Show from 6:30pm Thursday 29th February 
until 10pm on Sunday 3rd March 2024. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 5.5 Special Event Transport Management Plan The Armidale Autumn Festival 2024 


 Ref: AINT/2024/01151 (ARC16/0168-8) 


 RESOLVED 


That the Traffic Advisory Committee endorse the requested road closures and traffic 
management for the 2024 Autumn Festival including: 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 5.6 Special Event Transport Management Plan 
Culture Fest - Saturday 9 March 2024 Ref: AINT/2024/00937 (ARC16/0168-8) 


 RESOLVED 


That Council  


That Council endorse the Special Event Transport Management Plan for Culture Fest 2024 and 
associated road closures of Faulkner Street between Dumaresq Street and Kirkwood Street 
between 6am Friday 8 March 2024 and 10.30pm on Saturday 9 March 2024. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
6. Correspondence  
 Nil 
 
7. General Business 
 


 7.1 Provision of Bus Zones for new Armidale City bus routes.Ref: AINT/2024/00717 (ARC16/0168


 RESOLVED 


That Council endorse: 


a) The installation of a Bus Zone in Niagara Street, Armidale adjacent to 246 Donnelly Street. 


b) The installation of a Bus Zone in Rusden Street, Armidale on the eastern end of the existing 
Bus Zone outside Drummond Memorial School. 


c) Change the existing No Parking zone in Rusden Street, Armidale opposite Drummond 
Memorial School to a Bus Zone to operate from 7:00am to 7:00pm each day.  


d) Change the Bus Zone in Queen Elizabeth Drive, Armidale adjacent to Girraween Shopping 
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Centre to a full time Bus Zone from the existing time restricted zone. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 
 
  
 
There being no further business the Chairman declared the meeting closed at 11am 








 


 


 
 


 BUSINESS PAPER 
 


TRAFFIC ADVISORY COMMITTEE 
 


To be held on 
 


Tuesday,  6 February 2024 
  


at 


Function room 
 
Committee Members: 
Cr Susan McMichael (Chair) 
Mr Hans Hietbrink (Rep. Member for Northern Tablelands) 
Snr Sgt Paul Caldwell (NSW Police) 
Ms Mel Jones (TfNSW) 
 
Council Staff: 
Mr Sam Jacobson (Coordinator Technical Services) 
Mr Graham Earl (ARC Technical Officer) 
Mr Ian Chetcuti (Ranger) 
Ms Belinda Ackling (Minute Taker) 


 
 
 
 
 
 
 
 
 







 
 
The Armidale Traffic Advisory Committee,  has no decision-making powers and is 
primarily a technical review committee. It only advises the Council on matters for which 
the Council has delegated authority.  
 
The Committee operates under Roads and Maritime Services ‘A guide to the delegation 
to councils for the regulation of traffic’.  
 
In summary: 
Roads and Maritime Services (RMS) has delegated certain aspects of the control of 
traffic on regional and local roads to Council. A condition of this delegation is that 
Council must refer all traffic related matters to the Traffic Advisory Committee prior to 
exercising its delegated functions. 
 
The four voting members on the Traffic Advisory Committee are: 


 Council’s representative (chair) 


 RMS representative 


 NSW Police representative for the Local Area Command containing the item. 


 State Member of Parliament representative for the electorate containing the 
item. 


 
The meeting does not need a specific quorum, however any advice can only be 
returned to the Council if the views of NSW Police and RMS have been obtained. 
 
The Traffic Advisory Committee  meeting operates as a closed meeting and attendance 
to the meeting is via invitation only. At times interested stakeholders may address 
items referred to the Traffic Committee where their information adds value and does 
not greatly increase the time spent by the Committee on progressing the item. 
Interested stakeholders always have the opportunity to attend the Council meeting 
when the minutes of the Traffic Advisory Committee are discussed / determined. 
 
All formal items referred to the Traffic Advisory Committee typically have been fully 
investigated, consulted (if needed) and proposed actions identified. 
 
Where the Council decides on an item contrary to the Traffic Advisory Committee 
recommendation, then Council must immediately advise RMS and NSW Police in 
writing of its decision. The RMS or NSW Police may then lodge an appeal within 14 days 
to the Regional Traffic Committee. 
 
The Council must not action any item under appeal until the matter has been 
determined by the Regional Traffic Committee. 
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Item: 4.1  Ref: AINT/2024/00785 


Title: Action from previous meeting held 4 December 2023.  Container: 
ARC16/0168-8 


Author: Graham Earl, Technical Officer Engineering      


Attachments: Nil      


 


1. Purpose 


To note the actions of the previous meeting. 


OFFICERS’ RECOMMENDATION: 


That the Committee note the below actions from the previous meeting; 


a) Monitor the Guyra community’s interaction with the new speed humps once the 
installation has occurred in Bradley Street. 
Flat top humps installed on 19th December 2023. Some initial issues with change of 
grade and ponding to be addressed. Recommend change to Raised Pedestrian Crossing 
to reduce confusion of the type of facility. 


b) Note TfNSW will further investigate better traffic control for the intersection of Sandon 
Street with the New England Highway, and consider the request to extend the 50 km/h 
zone South past the intersection of Sandon Street with the New England Highway, with 
a further report to be provided to Traffic Committee. 
Noted 


c) Endorse the temporary road closure of Canambe Street between Dumaresq and 
Kirkwood Street for the Epic Horse Sale and Campdraft 2024 from 6am, Friday 22nd 
March until 4pm on Sunday 24th March 2024. 
Noted. 


d) Endorse the temporary road closure of Canambe Street between Dumaresq and 
Kirkwood Street for the 26, 27 & 28 January 2024, for the Annual Armidale Campdraft. 
Noted. Event completed. 


e) Endorse the temporary closure of Dangar Street between Dumaresq and Kirkwood 
Streets, Armidale, from 5am to 9am on Thursday 18th April 2024, for the Tour De Rocks. 
Noted. 


f) Endorse the Special Event Transport Management Plan for the staging of the Tour de 
Rocks on Thursday 18th April 2024, for the occupation and usage of Armidale Regional 
Council Local Government Area (LGA) local roads only, pending approval for the use of 
local roads within the LGA of Kempsey Council, and of any regional classified roads from 
TfNSW, and any further recommendations from NSW Police. 
Noted. 


g) Endorse closure of the Marsh Street entry into the Vistors Information Centre car park, 
with all vehicles requiring to enter via Dumaresq Street. 


h) Endorse provision of an additional 2 Caravan Parking spaces by repurposing 4 car 
parking spaces and extending the length of the existing parking bays by 2m to the south 
to comply with Caravan Parking requirements. 
Noted. To be actioned once endorsed at Council meeting 24 February 2024. 


 







Armidale Regional Council  
Traffic Advisory Committee 
Tuesday,  6 February 2024 Page 5 


 


Item: 4.2  Ref: AINT/2024/00791 


Title: Proposed improvements to flat top humps Bradley Street, Guyra. 
 Container: ARC16/0168-8 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Plan - Bradley St flat top humps  


2. Bradley Street - Flat top Hump Photos  


3. Plan - Bradley St Proposed Wombat Crossings        


 


1. Purpose 


The purpose of this report is to recommend changing the flat top humps recently installed in 
Bradley Street, Guyra into raised pedestrian crossings. 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse changing the flat top humps in Bradley Street, Guyra, to raised pedestrian 
crossings. 


 


3. Background 


At community meetings held in Guyra in 2023 concerns were raised about speeding vehicles in 
Bradley Street with a resultant effect on pedestrian safety. 


Members of the Guyra Progress Association addressed the TAC December 2023 meeting and 
provided a written document outlining their concerns. 


Extracts from this document are below: 


Another serious pedestrian hazard regards the shopping centre section of Bradley Street. Traffic 
along that stretch has built up over the years to the point where it is now very dangerous for 
pedestrians, especially the elderly or families pushing shopping trolleys and trying to hold onto 
young children, to cross the street.  In busy times finding a park on the western side of the street 
has become such a problem that shoppers frequently have no choice but to leave their vehicles 
far from the supermarket in the NAB carpark or even further afield on the eastern side. 


At the very least, then, 3 pedestrian crossings are required: one in front of the IGA Supermarket, 
another from the corner of Nincoola St. to the NAB carpark and a third across Moore St. at its 
intersection with Bradley St. It would be preferable to have these raised to slow down the traffic, 
the speed of which has noticeably increased since the removal of the roundabout on the 
southern end of Bradley St. 


To mitigate the speed concerns two flat top humps were installed at the kerb blisters adjacent 
to the IGA Supermarket and at the intersection with Nincoola Street. These were installed in the 
week prior to Christmas 2023. 


The design and profile of the humps is based on AS 1742.10 Pedestrian Control and Protection 
Figure 2, and AS1742.13 Local Area Traffic Management Figure 4.3. 


4. Discussion 


After the flat top humps were installed, concerns are being raised that pedestrians were not 
taking due care to cross the road and some motorists were not sure how to use the new humps  
and were treating them as if they are a pedestrian crossing. 
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The wet weather that followed the installation created some ponding issues at the point of 
change, which made them difficult to use. 


It has been reported there have been a number of near missed with pedestrians viewing the 
changes to be equivalent to having the same rights as a pedestrian crossing. 


Council staff have been in discussions on how to address these issues and make them safer for 
pedestrians and motorist. 


A temporary TGS has been installed directing pedestrians to give way and watch their step prior 
to crossing the road, however this is not working effectively. 


For the conversion into a raised pedestrian crossing, it was decided the ramps be filled and 
levelled with top of the asphalt to provide continuous footpath connecting to the existing 
footpath by gutter bridges to enable storm water to pass. Tactile marker to be installed to 
provide warning for sight impaired pedestrians. The width of the kerb blisters at 2.5m allows for 
the reduction of the No Stopping zones will extend to the markings for the existing parking bays 
in the plans, no parking bays are required to be removed as per the technical direction – 
pedestrian refuges. (only the new signs to be installed are showing on the plan, No Stopping 
signs are current and in place, however signs have been left off the plan for ease of reading) 


5. Implications 


5.1. Strategic and Policy Implications 


The recommendation aligns with the CSP relation to the effective management of traffic 
facilities on the road network. 


Environment and Infrastructure: 


E4.1: Maintain safe and effective traffic facilities on the road network, through appropriate 
resourcing, including applying for a Special Rate Variation to maintain and renew roads and 
bridges to expected service levels. 


5.2. Risk  


 Improve pedestrian safety by providing dedicated crossing points. 


 Reduction in speed using the shopping precinct in Bradley Street, Guyra. 


 Reduced liability to Council by giving priority to pedestrians. 


5.3. Sustainability  


 Promoting safety in the community through speed reduction. 


 Promoting and encouraging pedestrian safety with the use of approved pedestrian facilities. 


 Promoting walking to commute to shopping areas. 


5.4. Financial  


Budget 
Area: 


Roads and Parks 


Funding 
Source: 


Traffic Facilities Block Grant 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 







Armidale Regional Council  
Traffic Advisory Committee 
Tuesday,  6 February 2024 Page 7 


 


 


The expenditure includes modifications to the kerb blisters and flat top humps to make it safe 
for pedestrians to use. 


6. Consultation and Communication 


Consultation with the community of Guyra is of high importance. Any changes will be notified to 
the community through the Guyra Progress Association, letterbox drops to affect business and 
through Council’s social media channels. 


7. Conclusion 


The committee recommends the improvements and upgrades to convert the flat top humps into 
wombat crossings be endorsed by Council to improve safety for all road users. 


270219 
Install raised 
pedestrian 
crossings 


$122,000 $34,597.71 $11,359.59 $10,000 $55,957.30 $66,042.70 







Attachment 1 Plan - Bradley St flat top humps 
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Attachment 1 Plan - Bradley St flat top humps 
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Attachment 2 Bradley Street - Flat top Hump Photos 
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Attachment 3 Plan - Bradley St Proposed Wombat Crossings 
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Attachment 3 Plan - Bradley St Proposed Wombat Crossings 
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Item: 5.1  Ref: AINT/2024/00314 


Title: Special Event Transport Management Plan - Armidale Cycling Club 
Weekly Road Races 2024.  Container: ARC16/0168-8 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Armidale Cycling Club - Special Event TMP & Schedule 1 (Public 
Assembly Notice) Road Races 2024.  


2. Armidale Cycling Club Traffic Mgt Plan 2024  


3. Armidale Cycling Club Road Race Maps   


4. Armidale Cycling Club Insurance Certificate with IP 2023       


 


1. Purpose 


The Special Event Transport Management Plan for the Armidale Cycling Club Weekly Road races 
is an annual event seeking endorsement for 2024 


2. OFFICERS’ RECOMMENDATION: 


That Council  


(a) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s    
2024 Weekly Race. 


 


3. Background 


The Armidale Cycling Club conducts weekly road races using Boorolong Road, Dangarsleigh 
Road/Enmore Road, Boorolong Road and Long Swamp Road within the Armidale Regional LGA. 
This series of events has been conducted over many years. 


4. Discussion  


The road cycling races are to be conducted on Saturday afternoons throughout 2024 on 
Dangarsleigh Road or Long Swamp Road or Boorolong Road, or Bundarra Road. Race times are 
approximately 2.30-4.00 pm during winter and 4.00- 5.30pm during summertime. 


1: (a) Dangarsleigh Road: Cycle Road race on a 15 or 20 km or end of bitumen 27 km 
section of the Dangarsleigh Road/Enmore Road starting and finishing at the 50 km/h 
speed signs on edge of Armidale (near the Jehovah Witness Hall) out and back and will 
MOSTLY be the shorter distance. 


1: (b) Dangarsleigh Road Gravel: Variation to course for several races (no more than six 
times a year) to also take in some gravel sections – start/finish on Dangarsleigh 
Road/Kingdom Hall, turn left into Dangars Falls Road at the monument, turn right into 
Blacks Lane, turn left into Enmore Road “turn right into Lindfield Road, turn right into Mihi 
Road, turn left into Enmore Road, turn left into Blacks Lane, turn right into Elliots Lane, 
continue along Dangarsleigh Road, turn left into Knobs Lane, turn right into Simmons 
Road, turn left into Dangarsleigh Road/finish. There may be minor variations to this route 
due to road conditions. 


2: Long Swamp Road: Cycle road race starting and finishing at the 50/100 km/h speed 
signs near ARC Waste Transfer Centre and to the end of the bitumen on Harvey Road, 
approximately 7.5km. Races on this course will be 2 or 3 out and back laps. 
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3: Boorolong Road: Cycle road race starting and finishing at the 50/100km/h signs past 
UNE and to either a 15km (mostly) or 20k (rarely). We also seek permission to hold one 
race to the end of sealed section (Boorolong River crossing). 


There will be approximately 10 - 40 riders traveling at approximately 30 – 40 km/h average 
speed. Riders have to be licensed and insured with the Australian Cycling Federation for road 
racing. Cyclists will be briefed that normal road rules apply at all times and traffic must be given 
way to when turning and given priority at all times. 


5. Implications 


5.1. Strategic and Policy Implications 


 CPS: G3.1 Tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


 The application is in accordance as per POL086 – Road – Events on public roads and as per 
the TfNSW guidelines for Event Management. 


5.2. Risk  


 This event is a regular occurrence to which the public are very aware of for the duration of 
the event. 


 No homes are disadvantaged by the closure. 


 The temporary traffic management controls reduce the risk of an incident occurring. 
 


5.3. Sustainability  


 Promote a healthy lifestyle through exercise. 


 A tourism strategy to attract visitors to return and enhance the economic and cultural 
offerings and attractions of the region. 


5.4. Financial  


 


There is no financial cost to Council for the running of this activity. 


6. Consultation and Communication 


Event notification will be carried advising residents along the proposed event routes of the 
upcoming activities and the dates cyclists are expected to be on route. The event will be 
advertised. Signs will be posted on event days. 


7. Conclusion 


There being no changes, the Special Event the Traffic Advisory Committee endorse the event for 
2024. 


Budget 
Area: 


N/A 


Funding 
Source: 


N/A 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


N/A N/A Nil Nil Nil Nil Nil Nil 







Attachment 1 Armidale Cycling Club - Special Event TMP & Schedule 1 (Public Assembly Notice) Road Races 2024. 
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Attachment 1 Armidale Cycling Club - Special Event TMP & Schedule 1 (Public Assembly Notice) Road Races 2024. 
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Attachment 1 Armidale Cycling Club - Special Event TMP & Schedule 1 (Public Assembly Notice) Road Races 2024. 
 


 


Attachment 1 Page 18 
 


 







Attachment 1 Armidale Cycling Club - Special Event TMP & Schedule 1 (Public Assembly Notice) Road Races 2024. 
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Attachment 1 Armidale Cycling Club - Special Event TMP & Schedule 1 (Public Assembly Notice) Road Races 2024. 
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Attachment 2 Armidale Cycling Club Traffic Mgt Plan 2024 
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Attachment 2 Armidale Cycling Club Traffic Mgt Plan 2024 
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Attachment 3 Armidale Cycling Club Road Race Maps 
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Attachment 3 Armidale Cycling Club Road Race Maps 
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Attachment 4 Armidale Cycling Club Insurance Certificate with IP 2023 
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Item: 5.2  Ref: AINT/2024/00403 


Title: Special Event Traffic Management Plan - Austin Page College Coast 
Run 2024.  Container: ARC16/0168-8 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. TMP - Austin Page College Coast Run 2024 - version 1   


2. Austin Page College Coast Run - Risk Management Register 2024   


3. Austin Page College Coast Run UNE -  Certificate of Protection 23-24 
       


 


1. Purpose 


The purpose of the report is to provide notice for the conduct of the annual Austin Page College 
Coast Run to be conducted Friday 23rd August and Saturday 25th August 2024. 


2. OFFICERS’ RECOMMENDATION: 


That Council: 


a) Endorse the use of Armidale Regional Council local roads only, in accordance with the 
submitted Traffic Management Plan, and subject to any special conditions required by 
NSW Police in the Section 40 approval.  


b) That Council be provided copies of required approvals from Transport for NSW, Bellingen, 
Coffs Harbour and Clarence Valley Councils for the use of respective roads under their 
management. 


 


3. Background 


The Austin Page College Coast Run is an event organised by Austin Page College to raise money 
for the Children’s Medical Research Institute. 


It is in its 44th year, and involves around 40 students from Austin Page College, running in relay 
from Armidale to Coffs Harbour over two days. 


The 44th Annual Austin Page College Coast Run is being held over two consecutive days 
commencing at Austin Page College, Armidale, Friday 23rd August 2024, and concluding at the 
Coffs Harbour Jetty, Saturday 24th August 2024. 


Coast Run is a charity event and involves a group of around 40 students who will run a relay 
from Austin Page College to the Coffs Harbour Jetty. The participants will run 1km stints, two 
people at a time, whilst the remaining students support from the accompanying escort vehicles. 


4. Discussion  


The event outline and detail of the route is detailed below: 


One group of six runners will begin the run from Marsh Street and Grafton Road (single lanes 
both directions, sealed road) intersection at 0600hrs on Friday, 23rd August 2024. The remaining 
runners will leave at approximately 0700hrs on the same day from Austin Page College crossing 
Elm Avenue (pedestrian crossing) to continue along the bike path and footpath leading to Civic 
Park. 
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We plan to leave Civic Park at 0830 hours, doing a transit stage with the remaining runners to 
meet up with the six initial runners approximately 30 kms along the Grafton Road. This transit 
stage consists of the remaining runners doing 1km stints in a relay style run. 


At the Armidale Rd and Waterfall Way intersection we will then all get into the transport and 
drive to Deer Vale Rd we will then all get out and run along the Loop Rd until we reach waterfall 
way again then will all get back into the transport and drive into Dorrigo. 


We aim to leave Dorrigo by 0600hrs on Saturday, 24th August 2024, heading north on the 
Coramba Road (single lanes both directions, sealed road) for 13 km to Megan then across to 
Brooklana (single lane unsealed road) and continuing north to Coramba (single lanes both 
directions, sealed road) where we will stop for lunch for approximately 1 hour. After which we 
continue along Coramba Road (single lanes both directions, sealed road) south to Coffs Harbour, 
which runs directly into High Street (single lanes both directions, sealed road). We encounter 
two sets of traffic lights before reaching Marina Drive and then onto the Jetty where the run 


concludes with a closing ceremony at the end of the jetty. It is estimated that our time of 
arrival at the Jetty would be between 1500-1600 hrs. 


5. Implications 


5.1. Strategic and Policy Implications 


 CPS: G3.1 Tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


 The application is in accordance as per POL086 – Road – Events on public roads and as per 
the TfNSW guidelines for Event Management. 


5.2. Risk  


 Risks have been identified and addressed within the attached Risk Management Plan 


5.3. Sustainability  


 There are no sustainability issues with this event. 


5.4. Financial  


 


There is no financial implication for Council 


6. Consultation and Communication 


The organisers are working with the Armidale Regional, Bellingen Shire, Clarence Valley, and 
Coffs Harbour City Councils to advertise the event and the subsequent possible road disruptions. 
A large advertising promotion of the event will be undertaken by the Armidale Regional, 
Bellingen, Clarence Valley, and Coffs Harbour City Councils and will be supported by our 
organisation. 


Budget 
Area: 


N/A 


Funding 
Source: 


N/A 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


N/A N/A Nil Nil Nil Nil Nil Nil 
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7. Conclusion 


The Coast Run is an important fundraising event for cancer research. 


The committee request that Council endorse the Special Transport Management Plan for the 
staging of the Austin Page College Annual Coast Run. 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 43 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 44 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 45 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 46 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 47 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 48 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 49 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 50 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 51 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 52 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 53 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 54 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 55 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 56 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 57 
 


 







Attachment 1 TMP - Austin Page College Coast Run 2024 - version 1 
 


 


Attachment 1 Page 58 
 


 







Attachment 2 Austin Page College Coast Run - Risk Management Register 2024 
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Attachment 3 Austin Page College Coast Run UNE -  Certificate of Protection 23-24 
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Item: 5.3  Ref: AINT/2024/00412 


Title: Special Event Transport Management Plan - Guyra Lamb and Potato 
Festival 2024  Container: ARC16/0168-8 


Author: Graham Earl, Engineering Technical Officer      


Attachments: 1. Special Event Transport Management Plan  - Guyra Lamb and 
Potato Festival 2024  


2. Lamb and Potato Festival - Road Occupancy Licence 2024  


3. Plan - TGS: Lamb and Potato Festival 2024        


 


1. Purpose 


To support the running and facilitation of the public community event including endorsement of 
requested road closures. 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse: 


a) The Guyra Lamb and Potato Festival to be held adjacent to the New England Highway from 
17th January to Sunday 28th January 2024. 


b) The road closure of Bradley St, Guyra between Ollera St and McKenzie St on Saturday 27th 
January 2024. 


 


3. Background 


The Guyra Lamb and Potato Festival is an annual event. The main activity occurs for 12 days 
adjacent to the New England Highway in Guyra. A Show ‘n’ Shine Car Show is to be held in 
Bradley Street, Guyra and a road closure has been requested for this event. 


4. Discussion  


The Guyra Lamb and Potato Festival is an annual event. The main activity adjacent to the New 
England Highway in Guyra is between Wednesday 17th January to Sunday 28th January 2024. This 
will involve the implementation of a 40km/h Speed Restriction to operate from 7:00am to 
6:00pm daily from Lackey Street to Ollera Street, Guyra. The speed zone signs are to be covered 
outside of these hours. A Road Occupancy Licence has been issued for the speed zone. 


The event committee has requested that the street closure of Bradley Street between Ollera 
and Mackenzie Street Saturday 27th January between 6.30am and 3.30pm for the Show ‘n’ Shine 
Car display, to reduce the risk of contact between pedestrians and moving vehicles. 


5. Implications 


5.1. Strategic and Policy Implications 


 CPS: G3.1 Tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


 The application is in accordance as per POL086 – Road – Events on public roads and as per 
the TfNSW guidelines for Event Management. 
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5.2. Risk  


To minimise the risk to pedestrians and traffic along the affected area of the New England 
Highway (Malpas Street, Guyra) a 40km/h Speed Restriction is to be implemented to operate 
from 7:00am to 6:00pm daily. 


The closure of Bradley St enables members of the public to move freely within the area. It 
reduces the risk of traffic interacting with pedestrians. 


5.3. Sustainability  


Annual tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


5.4. Financial  


 
Council is supporting this event through the installation of the traffic management road 
closures, outdoor staff use, and event support. 


6. Consultation and Communication 


Businesses that are impacted by the road closure, support the event as they have continued to 
do so annually. 


The road closure will advertise for a period of 28 days prior to the event. Business supports the 
annual event which promotes and enhances the economic and cultural offerings and attractions 
of the region. 


7. Conclusion 


The Guyra Lamb and Potato Festival is an annual event and complies with policies and 
procedures. Council staff will install the closure as per the TGS. The officers ensuring the event 
meets requirements have no concerns with endorsing the event. 


 


 


Budget 
Area: 


General Fund - Operational 


Funding 
Source: 


Events: Lamb and Potato Festival 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


210713 
Install Road 


Closures 
$ Nil $ $1,824.70 $1,824.70 $ 
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Item: 5.4  Ref: AINT/2024/00782 


Title: Special Event Transport Management Plan - Armidale & New England 
Show 2024  Container: ARC16/0168-8 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Transport Management Plan Armidale Show 2024   


2. Plan - TGS Road Closure Armidale Show        


 


1. Purpose 


To advise of the road closure request for the Armidale & New England Show. 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse the temporary road closure of Canambe Street between Dumaresq and 
Kirkwood Street for the Armidale & New England Show from 6:30pm Thursday 29th February 
until 10pm on Sunday 3rd March 2024. 


 


3. Background 


The annual Armidale & New England Show for 2024 will occur from the 29th February to 3rd 
March 2024. The road closure has occurred for many years without incident to ensure the safety 
of those attending and competing at the show. 


4. Discussion  


The organisers are looking to close Canambe Street as has been done previously, at the 
Kirkwood Street end of Canambe Street, and a vehicle access checkpoint set in off the 
Canambe/Dumaresq corner to allow for the safe access onto the Showground for large vehicles, 
particularly cattle trucks and horse floats. 
 
We will be adhering to the Show Society’s Risk Assessment 
 
Barriers will be put in place at the Canambe Street/Kirkwood Street end that cannot be moved 
nor accessed by the general public. A checkpoint will be erected at the Canambe 
Street/Dumaresq Street end and will be manned by stewards and volunteers who will only allow 
access via vehicle. All pedestrian access will be via the other gates. We are hoping to set these 
barriers up late afternoon on Thursday 29th February, to minimise risk and ensure that all 
checkpoints are established and manned by 6:00am on the Friday. 
 
Variable Message Signs will be placed outside the Showground advising the public of which 
gates are which and about the detours. We will also utilise our social media accounts to notify 
the public before the event. 
 
5. Implications 


5.1. Strategic and Policy Implications 


 CPS: G3.1 Tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


 The application is in accordance as per POL086 – Road – Events on public roads and as per 
the TfNSW guidelines for Event Management.  
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5.2. Risk  


 The closure is an annual occurrence to which the public are very aware of for the duration of 
the event. 


 No homes are disadvantaged by the closure. 


 The temporary road closure controls the risk of contact between pedestrians and moving 
vehicles. 


 


5.3. Sustainability  


 Annual tourism strategy to attract visitors to stay and enhance the economic and 
cultural offerings and attractions of the region. 


5.4. Financial  


 


The Armidale Show Society is responsible for the full cost of financial cost of $526.71 incl. GST is 
as per the fees and charges. The installation and removal of the road closures to be installed by 
ARC staff. 


6. Consultation and Communication 


Advertisement of the event and the road closure will occur well before the event. 


7. Conclusion 


That the committee request Council to endorse of the temporary road closure of Canambe 
Street between Dumaresq and Kirkwood Street for the Armidale & New England Show from 
6:30pm Thursday 29th February until 10pm on Sunday 3rd March 2024, for the safety of those 
attending the show. 


Budget 
Area: 


N/A 


Funding 
Source: 


N/A 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


N/A N/A Nil Nil Nil $526.71 Nil Nil 
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Item: 5.5  Ref: AINT/2024/01151 


Title: Special Event Transport Managent Plan The Armidale Autumn 
Festival 2024  Container: ARC16/0168-8 


Author: Joanna Harrison, Engagement & External Relations Coordinator      


Attachments: 1. Communications Plan - Armidale Autumn Festival 2024   


2. Risk Management Plan Autumn Festival 2024   


3. ARMIREG 2023-2024 PIL CofC - Generic -20m        


 


1. WPurpose 


The Armidale Autumn Festival has a long history and tradition in the city of Armidale and has 
evolved into a celebration of civic pride. The parade is a highlight of the festival. This year also 
marks the return of the popular running race, The Campus to City Canter from UNE to Civic Park. 
This report requests the endorsement of road closures and traffic management to facilitate the 
running of Autumn Festival activities. 


 OFFICERS’ RECOMMENDATION: 


That the Traffic Advisory Committee endorse the requested road closures and traffic 
management for the 2024 Autumn Festival including: 


 Dangar and Faulkner Street including Tingcombe Lane, from Barney Street to 
Rusden Street be closed from 7am for the staging of the Autumn Festival Parade.  


 Faulkner Street between Dumaresq and Kirkwood Streets will be closed from 7am and 
remain closed for the duration of the Autumn Festival Parade. 
 


To facilitate the street parade (Including the marshalling area) that commences at 12.30pm and 
concludes at 2pm the following additional road closures are requested from 12pm onwards to 
the conclusion of the parade. (See map Figure 1) 


 Dangar Street between Barney and Moore Streets 


 Moore Street 


 Faulkner Street Between Moore and Dumaresq Streets 


 Dumaresq Street between Faulkner and Dangar Streets 


 Dangar Street between Dumaresq and Kirkwood Streets 
 


Traffic management (See figure 2) in the form of marshalling at Intersections for the Campus to 
City Canter that commences at Sport UNE to Civic Park across road intersections that include: 


 Elm Avenue 


 Niagara Street 


 Markham Street 


 Dangar Street 
 


 
 


 


2. Background 
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The Armidale Autumn Festival is an Armidale institution that commenced in the 1990s. 
Originally, the festival was owned and operated by individuals and community groups’ in-
conjunction with Council support. Some years ago, Council became the main owner and 
operator of the festival, now in partnership with a committee of community stakeholders.  


3. Discussion  


The street parade plays a pivotal role in the success of the festival and provides a high level of 
community participation. The return of the Campus to City Canter also provide additional  
community participation from our more active members of the community. 


Figure 1 


 


Figure 2  
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4. Implications 


4.1. Strategic and Policy Implications 


The Armidale Autumn Festival aligns to the Armidale Regional Council Delivery Program 2022-
2026 in these particular areas: 


Enriched Region – Community and Culture 


Goal 2 – A proud, inclusive and cohesive community that celebrates our region in all its diversity 
and culture   


E2.5.1 Encourage, promote, or deliver community events that bring people 
together and celebrate our community 
 


5. Risk  


Safety and Traffic:  


The event route will have an impact on the CBD through road closures etc. This will be managed 
through ARC qualified Parks and Gardens Staff, likely supplemented by Roads and Water crews 
due to the size of the road closure and parade route supervision required.  


5.1. Sustainability  


The new Armidale Autumn Festival route, that was successfully adopted in 2023 will promote a 
more sustainable level of impact on the CBD and the high demand retail areas. The 
management of traffic control costs is a significant consideration in making the event 
sustainable into the future. 


5.2. Financial  


Budget Engagement & External Relations 
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The cost for the Armidale Autumn Festival has been included in the 2023/24 Budget for $50,000. 
The road closure is expected to cost $17,000 in resources and signage using Council staff on a 
Saturday shift rate. 


 


6. Consultation and Communication 


Several meetings with participating organisations and groups assisted in identifying the key 
features and benefits of the Autumn Festival that kept its strengths.  


The previous Autumn Festival Committee representatives have all expressed a desire to return 
to the success of previous years with a preference not to adjust the parade format or route. 


Additional consultation has been undertaken with Armidale Schools and Community Groups. 


Once a parade route is finalised additional consultation will be undertake on affected 
stakeholders. 


7. Conclusion 


The conclusion is that the Traffic Committee approve the two options for implementation 
pending budget updates and community group participation numbers.  


 


 


 


Area: 


Funding 
Source: 


Armidale Regional Council 2023/24 Budget 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


210713 Road 
closure 


$50,000 Nil $38,000 $17,000 $55,000 -$5,000 
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Item: 5.6  Ref: AINT/2024/00937 


Title: Special Event Transport Management Plan 
Culture Fest - Saturday 9 March 2024  Container: ARC16/0168-8 


Responsible Officer Manager Activation & Precincts  


Author: Camille Jones, Support Officer - Activation and Precincts      


Attachments: 1. Transport Management Plan Original - Culture Fest 2024 - UNE 
Completed   


2. UNE - Public Liability - Valid 1/11/2023 to 31/10/2024   


3. WHS- Risk Assessment - Culture Fest 2024 - UNE Document   


4. Culture Fest Mud Map   


5. Road Closure Faulkner St_Dumaresq to Kirkwood Culture Fest        


 


1. Purpose 


The purpose of this report is to request temporary road closures for Culture Fest 2024 to ensure 
the safety of community members attending the event. 


2. OFFICERS’ RECOMMENDATION: 


That Council  


That Council endorse the Special Event Transport Management Plan for Culture Fest 2024 and 
associated road closures of Faulkner Street between Dumaresq Street and Kirkwood Street 
between 6am Friday 8 March 2024 and 10.30pm on Saturday 9 March 2024. 


 


 


3. Background 


Culture Fest is a multicultural community event, held annually in Armidale NSW, hosted by the 


University of New England in partnership with Armidale Regional Council. The festival highlights 


some of the many cultures and communities based in Armidale and the New England region. 


International students from UNE, members of the CALD community and locals are invited to 


participate and run food stalls on behalf of their home countries and can perform traditional 


song and dance to the community showcasing traditional customs and culture.  


The event will include market stalls, entertainment, and activities. 


This event is for all members of the Armidale community and the greater New England 


Northwest region.  


 


4. Discussion  


Within the attachments is the Special Event Transport Management Plan for Culture Fest 2024, 
no changes have been made to this annual event. 


 


5. Implications 
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5.1. Strategic and Policy Implications 


 The application is in accordance as per POL086 – Road – Events on public roads and as 
per the TfNSW guidelines for Event Management. 


5.2. Risk  


 Without the road closure, Culture Fest 2024 will not be able to go ahead due to the 
increased safety risk to patrons, the lack of space for retail and food vans. 


 


5.3. Sustainability  


 An annual community event which allows the community to celebrate together and 
includes a tourism strategy to attract visitors to return and enhance the economic and 
cultural offerings and attractions of the region. 


 Culture Fest 2024 is hosted by University of New England in partnership in collaboration 
with Armidale Regional Council which demonstrates the commitment by council to a 
partnership with UNE to achieve mutually beneficial goals. 


 


5.4. Financial  


 


 


The cost of the road closure will be covered by the approved budget for this event. 


 


6. Consultation and Communication 


The University of New England and Armidale Regional Council will advertise the event and 
advise all residents affected by the event. As this is an annual event, residents are accepting of 
the day’s activities. 


 


7. Conclusion 


Council supports the annual event as it complies with polies and procedures previously set in 
conjunction with council staff. 


Budget 
Area: 


 


Funding 
Source: 


Activation and Precincts – Twilight Markets Projects 


Budget Ref: 
(PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


SOP900058 Culture Fest 
2024 


$15,000 $3,058.09 $3,127.27 $387 $6,572.36 $8,427.64 
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Attachment 2 UNE - Public Liability - Valid 1/11/2023 to 31/10/2024 
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Attachment 4 Culture Fest Mud Map 
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Item: 7.1  Ref: AINT/2024/00717 


Title: Provision of Bus Zones for new Armidale City bus routes.  Container: 
ARC16/0168-8 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Plan - Proposed Changes to Drummond School Bus Zones 2024        


 


1. Purpose 


The purpose of this report is to advise of a proposed installation of new Bus Zones and changes 
to existing Bus Zones associated with the changes to bus routes that started operating on 11th 
December 2023. 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse: 


a) The installation of a Bus Zone in Niagara Street, Armidale adjacent to 246 Donnelly Street. 


b) The installation of a Bus Zone in Rusden Street, Armidale on the eastern end of the existing 
Bus Zone outside Drummond Memorial School. 


c) Change the existing No Parking zone in Rusden Street, Armidale opposite Drummond 
Memorial School to a Bus Zone to operate from 7:00am to 7:00pm each day.  


d) Change the Bus Zone in Queen Elizabeth Drive, Armidale adjacent to Girraween Shopping 
Centre to a full time Bus Zone from the existing time restricted zone. 


 


3. Background 


As part of the improvements to bus services in Armidale as part of the 16 Cities Armidale 
Services Plan, suitable locations and changes to existing bus stops was identified. These changes 
are designed to improve the service for the citizens of Armidale. 


4. Discussion  


Transport for NSW in conjunction with Edwards Coaches, Council staff and the public have 
conducted an extensive review over the past 12 months of the existing bus routes with the 
intention of making the bus service more fit for purpose. 


As part of the review new bus stops were identified and stops that are no longer required for 
removal. 


The changes to the stops outlined in this report were identified during onsite visits and 
discussions with Council staff. 


The change of No Parking to a Bus Zone in Rusden Street opposite Drummond Memorial School 
(Item c) will have an impact on resident parking. After consultation with the affected residents, 
they are not in favour of any changes to the parking arrangements in front of their properties. 


5. Implications 


5.1. Strategic and Policy Implications 


The recommendation aligns with the CSP relation to the effective management of traffic 
facilities on the road network. 


Environment and Infrastructure: 
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E4 Transport - The Community has access to transport which enables connectivity both locally 
and outside of the region. 


E4.1: Maintain safe and effective traffic facilities on the road network, through appropriate 
resourcing, including applying for a Special Rate Variation to maintain and renew roads and 
bridges to expected service levels. 


5.2. Risk  


 The changes of the Bus Zone will improve safety for setting down or picking up passengers. 


 Encouraging people to use the bus as a means of transport will help to alleviate congestion 
and improve the environment.  


5.3. Sustainability  


 Continual improvements to bus services in Armidale. 


 Encouraging the use of the bus service to reduce the reliance on cars to commute within 
Armidale. 


5.4. Financial  


 
The expenditure includes the cost of the purchase and installation of the signs. 


6. Consultation and Communication 


The main changes are to existing Bus Zones and therefore will have minimal impact on residents 
of the affected areas. 


The change of No Parking to a Bus Zone in Rusden Street opposite Drummond Memorial School 
(Item c) will have an impact on resident parking. After consultation with the affected residents, 
they are not in favour of any changes to the parking arrangements in front of their properties. 


7. Conclusion 


The committee recommends the changes be endorsed by Council to the Bus Zone will improve 
service to Armidale residents and will improve safety for users of the service. 


 


 


Budget 
Area: 


Roads and Parks 


Funding 
Source: 


Traffic Facilities Block Grant 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


270219 
Change/install 


Signs 
$122,000 $34,597.71 $11,359.59 $750.00 $46,707.30 $75,292.70 
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Ethical Decision Making and Conflicts of Interest 
A guiding checklist for Councillors, officers and community committees 
 
Oath or Affirmation of Office 
Councillors are reminded of the Oath or Affirmation taken of office, made under section 233A of the Local Government Act 1993 when elected. 
 
Ethical decision making 


 Is the decision or conduct legal? 


 Is it consistent with Government policy, Council’s objectives and Code of Conduct? 


 What will the outcome be for you, your colleagues, the Council, anyone else? 


 Does it raise a conflict of interest? 


 Do you stand to gain personally at public expense? 


 Can the decision be justified in terms of public interest? 


 Would it withstand public scrutiny? 


 
Conflict of interest 
A conflict of interest is a clash between private interest and public duty. There are two types of 
conflict: 


 Pecuniary – regulated by the Local Government Act 1993 and Office of Local Government 


 Non-pecuniary – regulated by Codes of Conduct and policy. ICAC, Ombudsman, Office of Local Government (advice only). If declaring a Non-Pecuniary Conflict of 


Interest, 


Councillors can choose to either disclose and vote, disclose and not vote or leave the Chamber. 
 
The test for conflict of interest 


 Is it likely I could be influenced by personal interest in carrying out my public duty? 


 Would a fair and reasonable person believe I could be so influenced? 


 Conflict of interest is closely tied to the layperson’s definition of ‘corruption’ – using public 


office for private gain. 


 Important to consider public perceptions of whether you have a conflict of interest. 


 
Identifying problems 
1st Do I have private interests affected by a matter I am officially involved in? 
2nd Is my official role one of influence or perceived influence over the matter? 
3rd Do my private interests conflict with my official role? 
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Local Government Act 1993 and Model Code of Conduct 
For more detailed definitions refer to the Local Government Act 1993, Chapter 14 Honesty and 
Disclosure of Interest and Model Code of Conduct. 
 
Disclosure of pecuniary interests / non-pecuniary interests 
Under the provisions of Section 440AAA(3) of the Local Government Act 1993 (pecuniary 
interests) and the Model Code of Conduct it is necessary for you to disclose the nature of the 
interest when making a disclosure of a pecuniary interest or a non-pecuniary conflict of interest at a 
meeting. 
 
A Declaration form should be completed and handed to the General Manager as soon as 
practible once the interest is identified. Declarations are made at Item 3 of the Agenda: 
Declarations - Pecuniary, Non-Pecuniary and Political Donation Disclosures, and prior to each 
Item being discussed: The Declaration Form can be downloaded at Disclosures and Declarations of Interest at Meetings. 








 


 


 


 


 
 


 BUSINESS PAPER 
 


TRAFFIC ADVISORY COMMITTEE 
 


To be held on 
 


Tuesday,  5 March 2024 
10:00 AM 


 
at 


Via Email 
 
Committee Members: 
Cr Susan McMichael (Chair) 
Mr Hans Hietbrink (Rep. Member for Northern Tablelands) 
Snr Sgt Paul Caldwell (NSW Police) 
Ms Mel Jones & Ms Lucy Garbutt (TfNSW) 
 
Council Staff: 
Mr Sam Jacobson (Coordinator Technical Services) 
Mr Graham Earl (ARC Technical Officer) 
Mr Scott Goodhand (Ranger) 
Ms Claire Butcher (Minute Taker) 


 
 
 
 
 
 
 







 


 


 
 
 


 
The Armidale Traffic Advisory Committee,  has no decision-making powers and is 
primarily a technical review committee. It only advises the Council on matters for which 
the Council has delegated authority.  
 
The Committee operates under Roads and Maritime Services ‘A guide to the delegation 
to councils for the regulation of traffic’.  
 
In summary: 
Roads and Maritime Services (RMS) has delegated certain aspects of the control of 
traffic on regional and local roads to Council. A condition of this delegation is that 
Council must refer all traffic related matters to the Traffic Advisory Committee prior to 
exercising its delegated functions. 
 
The four voting members on the Traffic Advisory Committee are: 


 Council’s representative (chair) 


 RMS representative 


 NSW Police representative for the Local Area Command containing the item. 


 State Member of Parliament representative for the electorate containing the 
item. 


 
The meeting does not need a specific quorum, however any advice can only be 
returned to the Council if the views of NSW Police and RMS have been obtained. 
 
The Traffic Advisory Committee  meeting operates as a closed meeting and attendance 
to the meeting is via invitation only. At times interested stakeholders may address 
items referred to the Traffic Committee where their information adds value and does 
not greatly increase the time spent by the Committee on progressing the item. 
Interested stakeholders always have the opportunity to attend the Council meeting 
when the minutes of the Traffic Advisory Committee are discussed / determined. 
 
All formal items referred to the Traffic Advisory Committee typically have been fully 
investigated, consulted (if needed) and proposed actions identified. 
 
Where the Council decides on an item contrary to the Traffic Advisory Committee 
recommendation, then Council must immediately advise RMS and NSW Police in 
writing of its decision. The RMS or NSW Police may then lodge an appeal within 14 days 
to the Regional Traffic Committee. 
 
The Council must not action any item under appeal until the matter has been 
determined by the Regional Traffic Committee. 
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Item: 4.1  Ref: AINT/2024/03564 


Title: Action from previous meeting held 5 February 2024.  Container: 
ARC24/6579 


Author: Graham Earl, Technical Officer Engineering      


Attachments: Nil      


 


1. Purpose 


To note the actions of the previous meeting. 


 


2. OFFICERS’ RECOMMENDATION: 


That the committee note the actions from the previous meeting: 


a) Visitor Information Centre swept path analysis for towing vehicles to be undertaken. 
To be completed. 


b) Bradley Street, Guyra flat top humps be changed to raised pedestrian crossings. 
Completed. 


c) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 
2024 Weekly Race. 
Noted. To be endorsed by Council. 


d) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 
Criterium 2024 Weekly Race, once documentation of approvals from the business and 
construction companies currently occupying Waller Avenue & Cameron Drive. 
Noted. To be endorsed by Council. 


e) Endorse the use of Armidale Regional Council local roads only for the Austin Page 
College coast run, in accordance with the submitted Traffic Management Plan; 


i. subject to any special conditions required by NSW Police in the Section 40 
approval.  


ii. be provided copies of required approvals from Transport for NSW, Bellingen, 
Coffs Harbour and Clarence Valley Councils for the use of respective roads under 
their management. 


Noted. To be endorsed by Council. 
f) That Council note Traffic Advisory Committee endorsed: 


i. The Guyra Lamb and Potato Festival to be held adjacent to the New England 
Highway from 17th January to Sunday 28th January 2024. 


ii. The road closure of Bradley St, Guyra between Ollera St and McKenzie St on 
Saturday 27th January 2024. 


Event completed. 
g) Endorse the temporary road closure of Canambe Street between Dumaresq and 


Kirkwood Street for the Armidale & New England Show from 6:30pm Thursday 29th 
February until 10pm on Sunday 3rd March 2024. 


Noted. To be endorsed by Council. 
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h) Endorse the requested road closures and traffic management for the 2024 Autumn 
Festival. 


Noted. To be endorsed by Council. 
i) Endorse the Special Event Transport Management Plan for Culture Fest 2024 and 


associated road closures of Faulkner Street between Dumaresq Street and Kirkwood 
Street between 6am Friday 8 March 2024 and 10.30pm on Saturday 9 March 2024. 


Noted. To be endorsed by Council. 
 


j) Endorse the installation of a Bus Zones at the following locations; 


i. Niagara Street, Armidale adjacent to 246 Donnelly Street. 


ii. Rusden Street, Armidale on the eastern end of the existing Bus Zone outside 
Drummond Memorial School. 


iii. Queen Elizabeth Drive, Armidale adjacent to Girraween Shopping Centre to a 
full time Bus Zone from the existing time restricted zone. 


Noted. To be endorsed by Council. 
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Item: 5.1  Ref: AINT/2024/03386 


Title: Special Event Traffic Management Plan - 2024 Guyra Anzac Day 
Parade and Service  Container: ARC24/6579 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. SETMP - Guyra ANZAC Day Dawn Service 2024  


2. Schedule 1 - Notice of Intention to Hold a Public Assembly Guyra 
Anzac Day Dawn Service 2024  


3. SETMP - Guyra ANZAC Day Service 2024  


4. Schedule 1 - Notice of Intention to Hold a Public Assembly Guyra 
Anzac Day Service 2024  


5. Guyra RSL Sub Branch Certificate Of Currency 23-24  


6. Plan - TGS Guyra ANZAC Day        


 


1. Purpose 


To purpose of this report is to advise of a request for the road closure of Bradley Street, Guyra 
for the Guyra Anzac Day Dawn Service and the main march and Commemorative Service on 
Thursday, 25 April 2024. 


 


2. OFFICERS’ RECOMMENDATION: 


That Council;  


a) Endorse the requested road closure of Bradley Street, Guyra for the annual Anzac Day Dawn 
Service will occur on Thursday, 25 April 2024 between 5.30 am and 7.00 am, in accordance 
with the provided traffic control plan. 


b) Endorse the requested road closure of Bradley Street, Guyra and rolling road closures of 
intersecting streets for the annual Anzac Day March held on Thursday, 25 April 2023 
between 10.00am and 12.30pm, in accordance with the provided traffic control plan. 


3. Background 


The Anzac Day March to be held on 25 April 2024 is an annual event supported by Council.  


The Guyra Anzac Day Dawn Service is to be held between 5.30 am and 7.00 am. The closure of 
Bradley Street from MacKenzie Street to the Southern side of the Memorial Hall will allow the 
crowd to gather outside the Soldier’s Memorial Hall at 163 Bradley Street for the service. 


4. Discussion  


The main march and service is between 10.00am and 12.30pm. The closure of Bradley Street, 
Guyra will allow the march to assemble and then proceed from Ollera Street to the Soldier’s 
Memorial Hall at 163 Bradley Street.  


The intersections of Moore Street, Nincoola Street and MacKenzie Street are closed for the 
march. This is a rolling road closure and can be reopened once the march has passed.  


Bradley Street will remain closed from Mackenzie Street to the southern side of the Hall until 
the completion of the service, to allow the crowd to gather for the service outside the Hall. 
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All Anzac Day ceremonies are supported by Armidale Regional Council. The requested road 
closures have not changed. The Public Liability is current and has been provided. 


5. Implications 


5.1. Strategic and Policy Implications 


 CPS: G3.1 Tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


 The application is in accordance as per POL086 – Road – Events on public roads and as per 
the TfNSW guidelines for Event Management. 


5.2. Risk  


 The closure is an annual occurrence to which the public are very aware of for the duration 
of the event. 


 No homes are disadvantaged by the closure. 


 The temporary road closure controls the risk of contact between pedestrians and moving 
vehicles. 


 


5.3. Sustainability  


There are no sustainability issues associated with this event. 


5.4. Financial  


 


The road closures and traffic control will use Council staff and is budgeted within the Events 
area to cover the resourcing required for all Anzac Day preparations for the LGA.  


6. Consultation and Communication 


As the Anzac Day commemorative Service is an annual event all associated road closures are 
advertised and the general public and business are very familiar with this tradition. 


7. Conclusion 


The Traffic Advisory Committee recommendation, that the associated rolling road closures in 
conjunction with the Armidale Anzac Day Commemorative Service and March for 2024 be 
endorsed. 


 


  


Budget 
Area: 


Roads and Parks 


Funding 
Source: 


City Services - Events 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


210713 
Implement 


traffic 
management 


$247,633 $26,772 Nil $1,640 $28,412 $219,221 
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Item: 5.2  Ref: AINT/2024/03541 


Title: Special Event Transport Management Plan - 2024 Armidale Anzac Day 
march.  Container: ARC24/6579 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Special event TMP Armidale Anzac Day 2024   


2. Plan - TGS Armidale ANZAC Day 2024        


 


1. Purpose 


To advise of road closures requested for the Armidale Anzac Day march and Commemorative 
Service on Thursday 25 April 2024. 


 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse the temporary road closures of Faulkner Street from Dumaresq Street to 
Beardy Street and the connecting intersections with Moore Street, Beardy Street (East Mall) and 
Rusden Street roundabout, Tingcombe Lane and Faulkner Street at Barney Street for the 2024 
Armidale Anzac Day March and Commemoration Service to be held on Thursday 25 April 2024. 


3. Background 


Anzac Day is a recognised National event held on 25 April each year, the event is supported by 
Council and is conducted under Police escort. 


The Armidale Dawn Service will not include a march. Participants will be bussed to Central Park, 
Armidale from the Ex-Serviceman’s Club for the ceremony start at 5.30am and conclude at 7am. 


The Main Anzac March and Service will start to gather at 10.30am in Faulkner Street and the 
East Mall then proceed along Faulkner Street to Central Park where the service will start at 
11am and conclude at 12.30pm. 


4. Discussion  


It is requested that temporary road closures be installed to allow for the parade to assemble in 
Faulkner Street, Armidale between Dumaresq Street, and the East Mall. The intersections of 
Rusden Street and Barney Street are to be closed for the 10.30am march.  This is a rolling road 
closure and the roads can be reopened once the parade has passed by. 


All Anzac Day ceremonies are supported by Armidale Regional Council. The requested road 
closures have not changed. The Public Liability is current and has been provided.  


5. Implications 


5.1. Strategic and Policy Implications 


 CPS: G3.1 Tourism strategy to attract visitors to stay and enhance the economic and cultural 
offerings and attractions of the region. 


 The application is in accordance as per POL086 – Road – Events on public roads and as per 
the TfNSW guidelines for Event Management.  


5.2. Risk  


 The closure is an annual occurrence to which the public are very aware of for the duration 
of the event. 







Armidale Regional Council  
Traffic Advisory Committee 
Tuesday,  5 March 2024 Page 25 


 


 The temporary road closure controls the risk of contact between parade participants and 
moving vehicles. 


 


5.3. Sustainability  


There are no sustainability issues associated with this event. 


5.4. Financial  


 


The road closures and traffic control will use Council staff and is budgeted within the Events 
area to cover the resourcing required for all Anzac Day preparations for the LGA.  


6. Consultation and Communication 


As the Anzac Day commemorative Service is an annual event all associated road closures are 
advertised and the public and business are very familiar with this tradition. 


7. Conclusion 


The Traffic Advisory Committee recommendation, that the associated rolling road closures in 
conjunction with the Armidale Anzac Day Commemorative Service and March for 2024 be 
endorsed. 


 


  


Budget 
Area: 


Roads and Parks 


Funding 
Source: 


City Services - Events 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


210713 
Implement 


traffic 
management 


$247,633 $26,772 Nil $1,562.00 $28,334 $219,299 
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Item: 7.1  Ref: AINT/2024/02119 


Title: Timber Bridge Load Limits and Speed Restrictions  Container: 
ARC16/0168-8 


Author: Sam Jacobson, Coordinator Technical Support - Transport      


Attachments: Nil      


 


1. Purpose 


The purpose of this report is to advise of the need to adjust and/or implement load limits and 
speed restrictions on: 


 Willis Creek Bridge on Tenterden Road   


 Bridge over Oaky River on Wakefield Rd 


 Gara River bridge on Herbert Park Rd 


 Branch Creek on Lower Creek Rd 


 Melrose Rd Bridge on Melrose Rd 


2. OFFICERS’ RECOMMENDATION: 


That Council  


a) Endorse the implementation of 25t Gross Load Limit on the bridge over Willis Creek on 
Tenterden Road. 


b) Endorse the reduction of the current load limit from 25t to 15t on the bridge over Oaky 
River on Wakefield Rd  


c) Endorse the reduction of the current load limit from 15t to 5t on the bridge over Gara River 
on Herbert Park Rd  


d) Endorse the increase of the current load limit from 10t to 18t on the bridge over Branch 
Creek on Lower Creek Rd   


e) Endorse the implementation of 10t Gross Load Limit on the bridge over Postmans Gully on 
Melrose Rd  


 
 


3. Background 


In late 2022 the Armidale Regional Council engaged contractors to undertake Level 3 Bridge 
Inspections on timber bridges within the LGA. 


Five bridges have been identified as requiring urgent action to implement load limits to prevent 
further deterioration and the risk of collapse under load. 


The Level 3 Bridge Inspections were not formally followed up on by a previous manager and this 
has now been picked up on the advised gross load limits need to be implemented.  


4. Discussion  


Armidale Regional Council has a rolling program to replace the remaining timber bridge stock in 
its care across the LGA. Seven timber bridges have current grant funding with Three major 
bridges currently under construction and due for completion in 2024.   
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The bridges continue to deteriorate and is becoming increasingly important to remain 
vigilant on the condition of the bridges to ensure the safety of the travelling public. Accordingly 
regular inspections of the bridges have been undertaken. 
 
Having Level 3 Bridge Inspection reports that include recommendations for load limits to be 
applied that have not been acted upon, places the safety of the travelling public at risk and 
Council in a position of liability risk.  
 


5. Implications 


5.1. Strategic and Policy Implications 


The recommendation aligns with the CSP relation to the effective management of traffic 
facilities on the road network. 


Environment and Infrastructure: 


 E4 Transport - The Community has access to transport which enables connectivity both 
locally and outside of the region. 
 


 E4.1 - Maintain safe and effective traffic facilities on the road network, through appropriate 
resourcing, including applying for a Special Rate Variation to maintain and renew roads and 
bridges to expected service levels. 
 


 This recommendation is in line with Australian Standards: AS1742 Part 2: Clause 4.5.2.4, 
4.5.2.5 and 4.5.6.1 (d) and (e) 


5.2. Risk  


 The primary risk is failure to identify structural capacity issue in the bridges that could lead 
to catastrophic failure of a bridge resulting in loss of life. 


 Where bridges require restriction, this may have a substantial impact on rural property 
operation with the time required to gain funding to replace a bridge. This will be 
exacerbated in the case of a closure.  


 Failing to effectively communicate the risks and address the issue in a timely manner could 
result in reputational damage to Council.   


 Failing to implement controls including weight and speed restrictions as well as detours as 
appropriate may also result in reputational damage to Council. 


5.3. Sustainability  


 Demonstrating a commitment to maintaining vital infrastructure until replacement can be 
completed. 


 Maintaining communication links for residents in remote areas for the LGA. 
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5.4. Financial  


 


6. Consultation and Communication 


Communicating through the Local Area committees on status of funding for replacement, the 
progression of the reconstruction process and restrictions implemented.  


Broader communication with the public is also being undertaken through normal media 
channels with a higher focus on digital media due to the urgency of the message. 


Direct communication with freight companies and bus companies will also be implemented. 


7. Conclusion 


The implementation of load limit increases or new restrictions on these five bridges is a high 
priority to maintain the integrity of the infrastructure and to help ensure the safety of the 
traveling public across our LGA until we can make repairs and source the funding required to 
upgrade.   


Failure to implement load limits and/or speed restrictions could lead to complete failure of the 
structures resulting in serious injury or potentially death. 


 
  


  


Budget 
Area: 


Transport  


Funding 
Source: 


Urban and Rural Bridges M & R 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


270510 
Order and 


Install signs 
$91,152 $50,595 $0 $5000 $55,595 $35,557 
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Ethical Decision Making and Conflicts of Interest 
A guiding checklist for Councillors, officers and community committees 
 
Oath or Affirmation of Office 
Councillors are reminded of the Oath or Affirmation taken of office, made under section 233A of 
the Local Government Act 1993 when elected. 
 
Ethical decision making 


 Is the decision or conduct legal? 


 Is it consistent with Government policy, Council’s objectives and Code of Conduct? 


 What will the outcome be for you, your colleagues, the Council, anyone else? 


 Does it raise a conflict of interest? 


 Do you stand to gain personally at public expense? 


 Can the decision be justified in terms of public interest? 


 Would it withstand public scrutiny? 


 
Conflict of interest 
A conflict of interest is a clash between private interest and public duty. There are two types of 
conflict: 


 Pecuniary – regulated by the Local Government Act 1993 and Office of Local 


Government 


 Non-pecuniary – regulated by Codes of Conduct and policy. ICAC, Ombudsman, Office of 


Local Government (advice only). If declaring a Non-Pecuniary Conflict of Interest, 


Councillors can choose to either disclose and vote, disclose and not vote or leave the 
Chamber. 


 
The test for conflict of interest 


 Is it likely I could be influenced by personal interest in carrying out my public duty? 


 Would a fair and reasonable person believe I could be so influenced? 


 Conflict of interest is closely tied to the layperson’s definition of ‘corruption’ – using 


public 


office for private gain. 


 Important to consider public perceptions of whether you have a conflict of interest. 


 
Identifying problems 
1st Do I have private interests affected by a matter I am officially involved in? 
2nd Is my official role one of influence or perceived influence over the matter? 
3rd Do my private interests conflict with my official role? 
 
Local Government Act 1993 and Model Code of Conduct 
For more detailed definitions refer to the Local Government Act 1993, Chapter 14 Honesty and 
Disclosure of Interest and Model Code of Conduct. 
 
Disclosure of pecuniary interests / non-pecuniary interests 
Under the provisions of Section 440AAA(3) of the Local Government Act 1993 (pecuniary 
interests) and the Model Code of Conduct it is necessary for you to disclose the nature of the 
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interest when making a disclosure of a pecuniary interest or a non-pecuniary conflict of interest 
at a 
meeting. 
 
A Declaration form should be completed and handed to the General Manager as soon as 
practible once the interest is identified. Declarations are made at Item 3 of the Agenda: 
Declarations - Pecuniary, Non-Pecuniary and Political Donation Disclosures, and prior to each 
Item being discussed: The Declaration Form can be downloaded at Disclosures and Declarations 
of Interest at Meetings. 








 


 
 


 
 


 


 
 
  


TRAFFIC ADVISORY COMMITTEE 
 


Held on 
 


Tuesday,  5 March 2024 
10:00 AM 


 
at 
 


 
Electronically 


 
In attendance 


 
Committee Members: 
Cr Susan McMichael (Chair) 
Mr Hans Hietbrink (Rep. Member for Northern Tablelands) 
Snr Sgt Paul Caldwell (NSW Police) 
Ms Mel Jones & Ms Lucy Garbutt (TfNSW) 
 
Council Staff: 
Mr Sam Jacobson (Coordinator Technical Services) 
Mr Graham Earl (ARC Technical Officer) 
Mr Ian Chetcuti (Ranger) 
Ms Belinda Ackling (Minute Taker) 
 







 


 
 


Others: 
Nil 
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1. Apologies / Leave Of Absence  
 
2. Confirmation of Previous Minutes - 
 


 CONFIRMATION OF THE MINUTES OF THE TRAFFIC ADVISORY COMMITTEE MEETING HELD ON 
6 FEBRUARY 2024 


 RECOMMENDATION: 
 
That the minutes be taken as read and be accepted as a true record of the Meeting. 
 
 
 


 CONFIRMATION OF THE MINUTES OF THE TRAFFIC ADVISORY COMMITTEE MEETING HELD ON 
6 FEBRUARY 2024 


 RECOMMENDATION: 
 
That the minutes be taken as read and be accepted as a true record of the Meeting. 
 
   
 
3. Declarations of Interest   
 
4. Business Arising 
 


 4.1 Action from previous meeting held 5 February 2024. Ref: AINT/2024/03564 (ARC24/6579) 


 2. OFFICERS’ RECOMMENDATION: 


That the committee note the actions from the previous meeting: 


a) Visitor Information Centre swept path analysis for towing vehicles to be undertaken. 
To be completed. 


b) Bradley Street, Guyra flat top humps be changed to raised pedestrian crossings. 
Completed. 


c) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 
2024 Weekly Race. 
Noted. To be endorsed by Council. 


d) Endorse the Special Event Transport Management Plan for the Armidale Cycling Club’s 
Criterium 2024 Weekly Race, once documentation of approvals from the business and 
construction companies currently occupying Waller Avenue & Cameron Drive. 
Noted. To be endorsed by Council. 


e) Endorse the use of Armidale Regional Council local roads only for the Austin Page 
College coast run, in accordance with the submitted Traffic Management Plan; 


i. subject to any special conditions required by NSW Police in the Section 40 
approval.  
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ii. be provided copies of required approvals from Transport for NSW, Bellingen, 
Coffs Harbour and Clarence Valley Councils for the use of respective roads under 
their management. 


Noted. To be endorsed by Council. 
f) That Council note Traffic Advisory Committee endorsed: 


i. The Guyra Lamb and Potato Festival to be held adjacent to the New England 
Highway from 17th January to Sunday 28th January 2024. 


ii. The road closure of Bradley St, Guyra between Ollera St and McKenzie St on 
Saturday 27th January 2024. 


Event completed. 
g) Endorse the temporary road closure of Canambe Street between Dumaresq and 


Kirkwood Street for the Armidale & New England Show from 6:30pm Thursday 29th 
February until 10pm on Sunday 3rd March 2024. 


Noted. To be endorsed by Council. 
h) Endorse the requested road closures and traffic management for the 2024 Autumn 


Festival. 


Noted. To be endorsed by Council. 
i) Endorse the Special Event Transport Management Plan for Culture Fest 2024 and 


associated road closures of Faulkner Street between Dumaresq Street and Kirkwood 
Street between 6am Friday 8 March 2024 and 10.30pm on Saturday 9 March 2024. 


Noted. To be endorsed by Council. 
 


j) Endorse the installation of a Bus Zones at the following locations; 


i. Niagara Street, Armidale adjacent to 246 Donnelly Street. 


ii. Rusden Street, Armidale on the eastern end of the existing Bus Zone outside 
Drummond Memorial School. 


iii. Queen Elizabeth Drive, Armidale adjacent to Girraween Shopping Centre to a 
full time Bus Zone from the existing time restricted zone. 


Noted. To be endorsed by Council. 


 
 
 
5. Special Events 
 


 5.1 Special Event Traffic Management Plan - 2024 Guyra Anzac Day Parade and 
Service Ref: AINT/2024/03386 (ARC24/6579) 


 RESOLVED 


That Council;  


a) Endorse the requested road closure of Bradley Street, Guyra for the annual Anzac Day Dawn 
Service will occur on Thursday, 25 April 2024 between 5.30 am and 7.00 am, in accordance 
with the provided traffic control plan. 


b) Endorse the requested road closure of Bradley Street, Guyra and rolling road closures of 
intersecting streets for the annual Anzac Day March held on Thursday, 25 April 2023 
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between 10.00am and 12.30pm, in accordance with the provided traffic control plan. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 


 5.2 Special Event Transport Management Plan - 2024 Armidale Anzac Day march.Ref: AINT/2024/03541 (ARC24/6579)


 RESOLVED 


That Council endorse the temporary road closures of Faulkner Street from Dumaresq Street to 
Beardy Street and the connecting intersections with Moore Street, Beardy Street (East Mall) and 
Rusden Street roundabout, Tingcombe Lane and Faulkner Street at Barney Street for the 2024 
Armidale Anzac Day March and Commemoration Service to be held on Thursday 25 April 2024. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
6. Correspondence  
 
7. General Business 
 


 7.1 Timber Bridge Load Limits and Speed Restrictions Ref: AINT/2024/02119 (ARC16/0168-8) 


 RESOLVED 


Transport for NSW (TfNSW) has come back with a number of questions to be addressed. This 
item will be held over and discussed at the April Traffic Committee Meeting. 


 
 
 


 
 
  
 
There being no further business the Chairman declared the meeting closed.  








 


 


 


 


 
 


 BUSINESS PAPER 
 


TRAFFIC ADVISORY COMMITTEE 
 


To be held on 
 


Tuesday,  2 April 2024 
10:00 AM 


 
at 


Electronically 
 
Committee Members: 
Cr Susan McMichael (Chair) 
Mr Hans Hietbrink (Rep. Member for Northern Tablelands) 
Snr Sgt Paul Caldwell (NSW Police) 
Ms Mel Jones & Ms Lucy Garbutt (TfNSW) 
 
Council Staff: 
Mr Sam Jacobson (Coordinator Technical Services) 
Mr Graham Earl (ARC Technical Officer) 
Mr Ian Chetcuti (Ranger) 
Ms Belinda Ackling (Minute Taker) 


 
 
 
 
 
 
 







 


 


 
 
 


 
The Armidale Traffic Advisory Committee,  has no decision-making powers and is 
primarily a technical review committee. It only advises the Council on matters for which 
the Council has delegated authority.  
 
The Committee operates under Roads and Maritime Services ‘A guide to the delegation 
to councils for the regulation of traffic’.  
 
In summary: 
Roads and Maritime Services (RMS) has delegated certain aspects of the control of 
traffic on regional and local roads to Council. A condition of this delegation is that 
Council must refer all traffic related matters to the Traffic Advisory Committee prior to 
exercising its delegated functions. 
 
The four voting members on the Traffic Advisory Committee are: 


 Council’s representative (chair) 


 RMS representative 


 NSW Police representative for the Local Area Command containing the item. 


 State Member of Parliament representative for the electorate containing the 
item. 


 
The meeting does not need a specific quorum, however any advice can only be 
returned to the Council if the views of NSW Police and RMS have been obtained. 
 
The Traffic Advisory Committee  meeting operates as a closed meeting and attendance 
to the meeting is via invitation only. At times interested stakeholders may address 
items referred to the Traffic Committee where their information adds value and does 
not greatly increase the time spent by the Committee on progressing the item. 
Interested stakeholders always have the opportunity to attend the Council meeting 
when the minutes of the Traffic Advisory Committee are discussed / determined. 
 
All formal items referred to the Traffic Advisory Committee typically have been fully 
investigated, consulted (if needed) and proposed actions identified. 
 
Where the Council decides on an item contrary to the Traffic Advisory Committee 
recommendation, then Council must immediately advise RMS and NSW Police in 
writing of its decision. The RMS or NSW Police may then lodge an appeal within 14 days 
to the Regional Traffic Committee. 
 
The Council must not action any item under appeal until the matter has been 
determined by the Regional Traffic Committee. 
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Item: 4.1  Ref: AINT/2024/10284 


Title: Action from previous meeting held 5 March 2024.  Container: 
ARC24/6579 


Author: Graham Earl, Technical Officer Engineering      


Attachments: Nil      


 


1. Purpose 


To note the actions of the previous meeting. 


 


2. OFFICERS’ RECOMMENDATION: 


That the committee note the actions from the previous meeting: 


a) Endorse the Special Event Transport Management Plan for the 2024 Guyra Anzac Day 
Parade and Service. 
Noted. 


b) Endorse the Special Event Transport Management Plan for the 2024 Armidale Anzac Day 
Parade. 
Noted. 


c) The report on the Timber Bridge Load Limits and Speed Restrictions be held over to the 
next meeting of the Traffic Advisory Committee for further input from TfNSW 


 Noted. 
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Item: 6.1  Ref: AINT/2024/05317 


Title: Proposed No Stopping Zone Eliza Lane, Armidale.  Container: 
ARC24/6579 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Access Issues 63 Douglas Street Armidale   


2. Plan - Proposed No Stopping Eliza Lane   


3. Photos - Eliza Lane        


 


1. Purpose 


The purpose of this report is to advise of proposal to install a No Stopping zone in Eliza Lane 
adjacent to 63 Douglas Street, Armidale. 


 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse to installation of a 44m No Stopping zone in Eliza Lane adjacent to 63 
Douglas Street, Armidale. 


3. Background 


Council received a request from the resident of 63 Douglas Street, Armidale requesting the 
implementation of a No Stopping zone in Eliza Lane as visitors to the at 6 Eliza Lane block access 
to the rear access of 63 Douglas Street. 


Vehicles parking in the lane make it difficult for wood deliveries and ambulances (if required) to 
access the property. This access is the best access for ambulances as it gives direct access to the 
rear of the house. 


4. Discussion  


After site inspection the road does not have sufficient wide for vehicles to park and to allow for 
other vehicles to manoeuvre past. The road width is only 4.5m and with a vehicle parked does 
not provide the minimum lane width of 3.5m 


5. Implications 


5.1. Strategic and Policy Implications 


The recommendation aligns with the CSP relation to the effective management of traffic 
facilities on the road network. 


Environment and Infrastructure: 


E4 Transport - The Community has access to transport which enables connectivity both locally 
and outside of the region. 


E4.1: Maintain safe and effective traffic facilities on the road network, through appropriate 
resourcing, including applying for a Special Rate Variation to maintain and renew roads and 
bridges to expected service levels. 


5.2. Risk  


 Provision of the No Stopping zone will reduce the chances of vehicle damage form passing 
vehicles. 
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 Enable emergency vehicles access to 63 Douglas Street, Armidale. 


 Provide free flow for traffic. 


5.3. Sustainability  


 No environmental impact for implementation of the No Stopping zone. 


 Improved safety of road users. 


5.4. Financial  


 


The expenditure includes the cost of the purchase and installation of the signs. 


6. Consultation and Communication 


The owner of 63 Douglas Street has been advised of the proposed changes and a letterbox drop 
to the residents in the units at 6 Eliza Lane will be undertaken. 


7. Conclusion 


To improve safety for the residents and road users of Eliza Lane the provision of No Stopping 
zones on both sides of lane is recommended. 


  


Budget 
Area: 


Traffic Facilities 


Funding 
Source: 


Traffic Facilities Block Grant 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


270219 
Supply and 
Install signs 


$122,000 $63,402.53 $40,007.13 $500.00 $103,909.66 $18,090.34 







Attachment 1 Access Issues 63 Douglas Street Armidale 
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Attachment 2 Plan - Proposed No Stopping Eliza Lane 
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Attachment 3 Photos - Eliza Lane 
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Item: 7.1  Ref: AINT/2024/05432 


Title: Change to intersection traffic control at Taylor Street and Dumaresq 
Street, Armidale.   Container: ARC24/6579 


Author: Graham Earl, Technical Officer Engineering      


Attachments: 1. Photos - Dumaresq Street/Taylor Street Intersection.  


2. Crash Photos - Taylor Street/Dumaresq Street.  


3. E-mail of crash March 2024  


4. Taylor Street/Dumaresq Street - Detailed crash report  


5. Taylor Street/Dumaresq Street - Sight Distance Plan and Photos        


 


1. Purpose 


The purpose of this report is to improve the safety of motorists by changing the traffic control at 
the Taylor Street and Dumaresq Street intersection Armidale. 


 


2. OFFICERS’ RECOMMENDATION: 


That Council endorse the change of traffic control from Give Way to Stop at the Taylor Street 
and Dumaresq Street intersection Armidale with associated line marking. 


3. Background 


Over a number of years Council has received complaints from the residents who live adjacent to 
this intersection of numerous crashes. Some of these crashes have resulted in property damage 
and hospitalisation of drivers and pedestrians. There is concern that this may eventually result in 
death. 


4. Discussion  


The intersection has been the subject of numerous investigations to determine why there are 
crashes in this location. 


The intersection has clear sight distance on all approaches in accordance with AS1742.2 Section 
2. Minimum sight distance for a road with a 50km/h approach speed is 30m. Investigation has 
given a minimum of 86m. This can be seen from attached diagram. The 85th percentile speeds in 
Dumaresq Street are 43km/h for eastbound traffic and 49km/h for westbound traffic, would 
indicate there is not a speed issue as they are below the posted speed limit. 


On site observations have identified that most drivers currently stop at the intersection before 
proceeding. 


There have been three casualty crashes in the last five years with two crashes occurring in 2023. 
Over the last 10 years there have been six casualty crashes. Although there have been numerous 
non reportable crashes. 


 


5. Implications 


5.1. Strategic and Policy Implications 


The recommendation aligns with the CSP relation to the effective management of traffic 
facilities on the road network. 
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Environment and Infrastructure: 


E4 Transport - The Community has access to transport which enables connectivity both locally 
and outside of the region. 


E4.1: Maintain safe and effective traffic facilities on the road network, through appropriate 
resourcing, including applying for a Special Rate Variation to maintain and renew roads and 
bridges to expected service levels. 


5.2. Risk  


 To reduce the risk of an accident 


 Reduction to property damage 


 Reduction in liablity. 


5.3. Sustainability  


 No environmental impact for implementation of Stop signs. 


 Improved safety for all road users. 


5.4. Financial  


 


The expenditure includes the cost of the purchase and installation of the signs. 


6. Consultation and Communication 


Community to be notified of the modification via Council website and social media. 


7. Conclusion 


To improve safety for the residents and road users of the intersection the change of the Give 
Way control to Stop is recommended. 


  


Budget 
Area: 


Traffic Facilities 


Funding 
Source: 


Traffic Facilities Block Grant 


Budget 
Ref: (PN) 


Description Approved 
Budget 


Actual Committed Proposed Total 
Forecast 
Expenditure 


Remaining 
Budget 


270219 


Supply and 
Install signs 


and line 
marking. 


$122,000 $63,402.53 $40,007.13 $750.00 $104,159.66 $17,840.34 







Attachment 1 Photos - Dumaresq Street/Taylor Street Intersection. 
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Attachment 1 Photos - Dumaresq Street/Taylor Street Intersection. 
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Attachment 1 Photos - Dumaresq Street/Taylor Street Intersection. 
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Attachment 2 Crash Photos - Taylor Street/Dumaresq Street. 
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Attachment 3 E-mail of crash March 2024 
 


 


Attachment 3 Page 17 
 


 







Attachment 4 Taylor Street/Dumaresq Street - Detailed crash report 
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Attachment 5 Taylor Street/Dumaresq Street - Sight Distance Plan and Photos 
 


 


Attachment 5 Page 19 
 







Attachment 5 Taylor Street/Dumaresq Street - Sight Distance Plan and Photos 
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Attachment 5 Taylor Street/Dumaresq Street - Sight Distance Plan and Photos 
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Item: 7.2  Ref: AINT/2024/02119 


Title: Timber Bridge Load Limits and Speed Restrictions  Container: 
ARC16/0168-9 


Author: Sam Jacobson, Coordinator Technical Support - Transport      


Attachments: Nil      


 


1. Purpose 


The purpose of this report is to advise of the need to adjust and/or implement load limits and 
speed restrictions on: 


 Willis Creek Bridge on Tenterden Road   


 Bridge over Oaky River on Wakefield Rd 


 Gara River bridge on Herbert Park Rd 


 Branch Creek on Lower Creek Rd 


 Melrose Rd Bridge on Melrose Rd 


2. OFFICERS’ RECOMMENDATION: 


That Council  


a) Endorse the implementation of 25t Gross Load Limit on the bridge over Willis Creek on 
Tenterden Road. 


b) Endorse the reduction of the current load limit from 25t to 15t on the bridge over Oaky 
River on Wakefield Rd  


c) Endorse the reduction of the current load limit from 15t to 5t on the bridge over Gara River 
on Herbert Park Rd  


d) Endorse the increase of the current load limit from 10t to 18t on the bridge over Branch 
Creek on Lower Creek Rd   


e) Endorse the implementation of 10t Gross Load Limit on the bridge over Postmans Gully on 
Melrose Rd  


 
 


3. Background 


In late 2022 the Armidale Regional Council engaged contractors to undertake Level 3 Bridge 
Inspections on timber bridges within the LGA. 


Five bridges have been identified as requiring urgent action to implement load limits to prevent 
further deterioration and the risk of collapse under load. 


The Level 3 Bridge Inspections were not formally followed up on by a previous manager and this 
has now been picked up on and the advised gross load limits need to be implemented.  


4. Discussion  


Armidale Regional Council has a rolling program to replace the remaining timber bridge stock in 
its care across the LGA. Seven timber bridges have current grant funding with three major 
bridges currently under construction and due for completion in 2024.   
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The bridges continue to deteriorate and is becoming increasingly important to remain 
vigilant on the condition of the bridges to ensure the safety of the travelling public. Accordingly 
regular inspections of the bridges have been undertaken. 
 
Having Level 3 Bridge Inspection reports that include recommendations for load limits to be 
applied that have not been acted upon, places the safety of the travelling public at risk and 
Council in a position of liability risk.  
 


5. Implications 


5.1. Strategic and Policy Implications 


The recommendation aligns with the CSP relation to the effective management of traffic 
facilities on the road network. 


Environment and Infrastructure: 


 E4 Transport - The Community has access to transport which enables connectivity both 
locally and outside of the region. 
 


 E4.1 - Maintain safe and effective traffic facilities on the road network, through appropriate 
resourcing, including applying for a Special Rate Variation to maintain and renew roads and 
bridges to expected service levels. 
 


 This recommendation is in line with Australian Standards: AS1742 Part 2: Clause 4.5.2.4, 
4.5.2.5 and 4.5.6.1 (d) and (e) 


5.2. Risk  


 The primary risk is failure to identify structural capacity issue in the bridges that could lead 
to catastrophic failure of a bridge resulting in loss of life. 


 Where bridges require restriction, this may have a substantial impact on rural property 
operation with the time required to gain funding to replace a bridge. This will be 
exacerbated in the case of a closure.  


 Failing to effectively communicate the risks and address the issue in a timely manner could 
result in reputational damage to Council.   


 Failing to implement controls including weight and speed restrictions as well as detours as 
appropriate may also result in reputational damage to Council. 


5.3. Sustainability  


 Demonstrating a commitment to maintaining vital infrastructure until replacement can be 
completed. 


 Maintaining communication links for residents in remote areas for the LGA. 


5.4. Financial  


Budget 
Area: 


Transport  


Funding 
Source: 


Urban and Rural Bridges M & R 


Budget Description Approved Actual Committed Proposed Total 
Forecast 


Remaining 
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6. Consultation and Communication 


Communicating through the Local Area committees on status of funding for replacement, the 
progression of the reconstruction process and restrictions implemented.  


Broader communication with the public is also being undertaken through normal media 
channels with a higher focus on digital media due to the urgency of the message. 


Direct communication with freight companies and bus companies will also be implemented. 


7. Conclusion 


The implementation of load limit increases or new restrictions on these five bridges is a high 
priority to maintain the integrity of the infrastructure and to help ensure the safety of the 
traveling public across our LGA until we can make repairs and source the funding required to 
upgrade.  


Failure to implement load limits and/or speed restrictions could lead to complete failure of the 
structures resulting in serious injury or potentially death. 


 
  


  


Ref: (PN) Budget Expenditure Budget 


270510 
Order and 


Install signs 
$91,152 $50,595 $0 $5000 $55,595 $35,557 
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Ethical Decision Making and Conflicts of Interest 
A guiding checklist for Councillors, officers and community committees 
 
Oath or Affirmation of Office 
Councillors are reminded of the Oath or Affirmation taken of office, made under section 233A of 
the Local Government Act 1993 when elected. 
 
Ethical decision making 


 Is the decision or conduct legal? 


 Is it consistent with Government policy, Council’s objectives and Code of Conduct? 


 What will the outcome be for you, your colleagues, the Council, anyone else? 


 Does it raise a conflict of interest? 


 Do you stand to gain personally at public expense? 


 Can the decision be justified in terms of public interest? 


 Would it withstand public scrutiny? 


 
Conflict of interest 
A conflict of interest is a clash between private interest and public duty. There are two types of 
conflict: 


 Pecuniary – regulated by the Local Government Act 1993 and Office of Local 


Government 


 Non-pecuniary – regulated by Codes of Conduct and policy. ICAC, Ombudsman, Office of 


Local Government (advice only). If declaring a Non-Pecuniary Conflict of Interest, 


Councillors can choose to either disclose and vote, disclose and not vote or leave the 
Chamber. 


 
The test for conflict of interest 


 Is it likely I could be influenced by personal interest in carrying out my public duty? 


 Would a fair and reasonable person believe I could be so influenced? 


 Conflict of interest is closely tied to the layperson’s definition of ‘corruption’ – using 


public 


office for private gain. 


 Important to consider public perceptions of whether you have a conflict of interest. 


 
Identifying problems 
1st Do I have private interests affected by a matter I am officially involved in? 
2nd Is my official role one of influence or perceived influence over the matter? 
3rd Do my private interests conflict with my official role? 
 
Local Government Act 1993 and Model Code of Conduct 
For more detailed definitions refer to the Local Government Act 1993, Chapter 14 Honesty and 
Disclosure of Interest and Model Code of Conduct. 
 
Disclosure of pecuniary interests / non-pecuniary interests 
Under the provisions of Section 440AAA(3) of the Local Government Act 1993 (pecuniary 
interests) and the Model Code of Conduct it is necessary for you to disclose the nature of the 
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interest when making a disclosure of a pecuniary interest or a non-pecuniary conflict of interest 
at a 
meeting. 
 
A Declaration form should be completed and handed to the General Manager as soon as 
practible once the interest is identified. Declarations are made at Item 3 of the Agenda: 
Declarations - Pecuniary, Non-Pecuniary and Political Donation Disclosures, and prior to each 
Item being discussed: The Declaration Form can be downloaded at Disclosures and Declarations 
of Interest at Meetings. 
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TRAFFIC ADVISORY COMMITTEE 
 


Held on 
 


Tuesday,  2 April 2024 
10:00 AM 


at 


Electronically 


 
In attendance 


 
Committee Members: 
Cr Susan McMichael (Chair) 
Mr Hans Hietbrink (Rep. Member for Northern Tablelands) 
Snr Sgt Paul Caldwell (NSW Police) 
Ms Mel Jones & Ms Lucy Garbutt (TfNSW) 
 
Council Staff: 
Mr Sam Jacobson (Coordinator Technical Services) 
Mr Graham Earl (ARC Technical Officer) 
Mr Scott Goodhand (Ranger) 
Ms Claire Butcher (Minute Taker) 
Ms Belinda Ackling  
 
Others: 
Nil 
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1. Apologies / Leave Of Absence  
 
2. Confirmation of Previous Minutes - 
 
 


 CONFIRMATION OF THE MINUTES OF THE TRAFFIC ADVISORY COMMITTEE MEETING HELD ON 
5 MARCH 2024 


 RECOMMENDATION: 
 
That the minutes be taken as read and be accepted as a true record of the Meeting. 
 
   
3. Declarations of Interest   
 Nil 
 
4. Business Arising 
 


 4.1 Action from previous meeting held 5 March 2024. Ref: AINT/2024/10284 (ARC24/6579) 


 2. OFFICERS’ RECOMMENDATION: 


That the committee note the actions from the previous meeting: 


a) Endorse the Special Event Transport Management Plan for the 2024 Guyra Anzac Day 
Parade and Service. 
Noted. 


b) Endorse the Special Event Transport Management Plan for the 2024 Armidale Anzac Day 
Parade. 
Noted. 


c) The report on the Timber Bridge Load Limits and Speed Restrictions be held over to the 
next meeting of the Traffic Advisory Committee for further input from TfNSW 


 Noted. 
 
 
 


 4.2 Timber Bridge Load Limits and Speed Restrictions Ref: AINT/2024/02119 (ARC16/0168-9) 


 RESOLVED 


That Council  


a) Endorse the implementation of 25t Gross Load Limit on the bridge over Willis Creek on 
Tenterden Road. 


b) Endorse the reduction of the current load limit from 25t to 15t on the bridge over Oaky 
River on Wakefield Rd  


c) Endorse the reduction of the current load limit from 15t to 5t on the bridge over Gara River 
on Herbert Park Rd  


d) Endorse the increase of the current load limit from 10t to 18t on the bridge over Branch 
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Creek on Lower Creek Rd   


e) Endorse the implementation of 10t Gross Load Limit on the bridge over Postmans Gully on 
Melrose Rd  


The Motion on being put to the vote was CARRIED unanimously. 
 
 
5. Special Events  
  Nil 
 
6. Correspondence 
 


 6.1 Proposed No Stopping Zone Eliza Lane, Armidale. Ref: AINT/2024/05317 (ARC24/6579) 


 RESOLVED 


That Council endorse to installation of a 44m No Stopping zone in Eliza Lane adjacent to 63 
Douglas Street, Armidale. 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
 
7. General Business 
 


 7.1 Change to intersection traffic control at Taylor Street and Dumaresq Street, 
Armidale. Ref: AINT/2024/05432 (ARC24/6579) 


TfNSW considered the Taylor Street and Dumaresq Street intersection and advised;  


As per the standards, stop signs should not be used if the intersection meets the sight distance 
requirements. TfNSW suggests that council implement the following in the first instance prior to 
the installation of a Stop Sign;  


a. Review the size of the existing give way signs and consider if the size can  be increased.  
b. Consider clearing up the vegetation on both sides of the road for better view of signage. 
c. Consider if the 50/40 sign currently placed in front of the Give Way sign be moved a 


little further back from the intersection/give way sign. 
d. The R3-1 pedestrian crossing sign, that is currently visible on Dumaresq Street on the 


Western approach to intersection, is partially obscured by the power pole. The sign is to 
be relocated to sit in front of the pole improving visibility. 


e. Monitor the intersection once visibility improvements have been made. 
  


 RESOLVED 


a)  Note TfNSW suggested improvements, to improve visibility at the intersection of 
Taylor Street and Dumaresq Street, those being updating signage size and location and 
clearing of vegetation, followed by monitor of  the intersection. 


 


The Motion on being put to the vote was CARRIED unanimously. 
 
 
There being no further business the Chairman declared the meeting closed.  
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Meeting Minutes 
Meeting District Liaison Committee – New England RFS 


Convened by: Superintendent Paul Metcalfe (Chairperson) 


Attendees: Convener/Chair – Superintendent Paul Metcalfe  
Armidale Regional Council – Mark Byrne was in attendance representing the 
General Manager.  
Uralla Shire Council General Manager – Toni Averay 
Armidale Regional Council - Clr Steve Mepham 
Uralla Council - Clr Bob Crouch 
RFS Volunteer Representative – Pat Bradley  


Location: New England Fire Control Centre, 41 Shand Drive, Armidale  


Date and time: 29 February 2024 2.36pm 


Apologies: James Roncon (Armidale Regional Council), Phil Hood (Walcha Council), Matt 
McKean (RFS), Mardi Cook (RFS Alternate) 


Minutes by: Fiona McClymont 


Minutes 
No  Agenda item 


1 
Welcome & Introductions  


Apologies as above. 


2 
Confirmation of Previous Minutes 


MOVED:   Paul Metcalfe   SECONDED:  Pat Bradley         CARRIED. 


3 


Business Arising 
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4 


Finance / Business Plan Reporting 
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ACTION:   Armidale Regional Council to provide invoices and records for fleet repairs ASAP 
from 1/7/23 to 30/1/24. 


Mark will speak with relevant people at Council to expedite these invoices. 


5 


Business Plan Report 


 


UNE a possible source of membership. 


Uralla Shire Council are happy to assist with promoting membership. 


6 


Infrastructure – Fleet, Capital works – Assets  
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Grant funding from RFS to connect bore on airport grounds was costed out some time ago and 
didn’t proceed.  Costs will need to be reworked for another funding application, so the project can 
be shovel ready if funding becomes available.  If there are any other joint projects, please pull 
them out to review and joint discussion, to evaluate whether they are eligible to also be classed 
as shovel ready. 


Bilga Road Station power bill is covering the cost of the BBQ in the community park.  The 
understanding is that when the BBQ was installed, the power was connected to Bilga Station; and 
Council had advised they would cover the electricity bill for Bilga Station.  The electricity bill for 
this station is significantly more than other stations.   


ACTION:  Further discussions regarding the electricity bill for Bilga Station to be undertaken with 
Uralla Shire Council. 


7 


Bushfire Season Update 
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8 


General Business 


 


Uralla Shire Council – Raised the Parliamentary enquiry into RFS assets on Council asset 
register.  Confirmed that are willing to support RFS but the bottom-line regarding assets on 
books makes it difficult for small rural councils, especially regarding depreciation. 


Submissions on the Bill close 10 May and Uralla Shire Council encouraged other councils to 
make a submission.   


Uralla Shire Council advised that it is the red fleet, which is the big issue, no problems with 
the other infrastructure. 


Response:  Adam Marshall’s Bill has had a second reading and is progressing.  Understand 
that a letter has been sent to the Local Government Association regarding consultation.  
Currently, it’s BAU until such time as a final decision is made. 


Armidale Regional Council – Question regarding information previously provided on fleet 
disposal – there were 5 or 6 vehicles listed that were 25-27 years old.  Have these progressed 
and what is the average age of the trucks in the fleet. 


Response:  These trucks have been replaced on a one for one basis.  The only truck disposal 
that is outstanding is Recon Bravo, which is 29 years old, and its replacement has been 
received and badged as Kentucky 9.  Disposal is now in progress for Recon Bravo. The 
average age of the current trucks will be sent out.  A positive note is that major improvements 
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have occurred in the Engineering Section, where they have gone from readying and releasing 
one truck every 4 to 6 weeks to one truck a week, so Engineering is catching up and rolling 
out steadily.   


Armidale Regional Council – Are fleet assigned a plant number?   


Response:  Fleet are assigned a unique BF number which is quoted on the order provided to 
Council. 


RFS – Advised that budget letters dated 12/12/23 have been sent to councils. 


9 
Meeting Closed 


3.27pm. 


 


Table 1: Action items 


Ref. Item description Owner Due date Status 


4-2/2024 Armidale Regional Council to 
provide invoices and records 
for fleet repairs ASAP from 
1/7/23 to 30/1/24. 


Mark will speak with relevant 
people at Council to expedite 
these invoices. 


ARC 


 


 


Mark Byrne 


ASAP 


 


 


ASAP 


NYC 


 


 


NYC 


Table 2: Documents referred to in the meeting 


Document title Author Version Date 


DLC Presentation Paul Metcalfe 1 29/2/2024 


Table 3: Next meeting 


Date Start time Finish time Location 


6 August 2024 2.30pm 3.30pm FCC 


 








Month


Total Requests 


Received


Total number 


closed


Service Requests - 


No Action 


Required


Remaining Open 


Service Requests


Open Requests as  


% of total service 


requests


Total Requests 


received via 


ePathway


Total ePathway 


requests closed


Remaining Open 


ePathway Requests


Open ePathway 


requests as % of 


total service 


requests


January 2023 447 389 12 46 10.29 97 94 3 3.19


Febraury 2023 528 431 8 89 16.86 150 148 2 1.35


March 2023 564 451 11 102 18.09 152 133 19 14.29


April 2023 357 285 7 65 18.21 95 89 6 6.74


May 2023 445 349 3 93 20.90 113 104 9 8.65


June 2023 351 293 4 54 15.38 54 46 8 17.39


July 2023 422 312 10 100 23.70 127 115 12 10.43


August 2023 459 338 8 113 24.62 114 103 11 10.68


September 2023 424 319 5 100 23.58 119 106 13 12.26


October 2023 468 345 4 119 25.43 132 116 16 13.79


November 2023 497 394 2 101 20.32 92 83 9 10.84


December 2023 373 281 0 92 24.66 79 69 10 14.49


January 2024 466 357 6 103 22.10 128 108 20 18.52


February 2024 469 357 2 110 23.45 130 105 25 23.81


March 2024 484 329 8 147 30.37 107 80 27 33.75





