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S79C Report to Council

DA No:

DA-1-2016

PROPOSED
DEVELOPMENT:

93 Jeffrey Street ARMIDALE NSW 2350

APPLICANT:

New England North West Planning Services

REPORT BY:

John Goodall

Multi-Unit Dwellings - 3 New Units and 3 Lot Strata Subdivision

Further Application Details:
DA Lodgement Date:

6 January 2016
19 January 2016 – Additional owners consent received
6 May 2016 – Revised Drawings submitted
22 June 2016 – Applicant’s response to submissions received

Additional
Information received?
/ date?

24 June 2016 – Revised drawing received demonstrating vehicle
turning/manoeuvring on-site
30 June 2016 – Further revised drawings demonstrating vehicle
turning/manoeuvring on-site
4 July 2016 - Final revised drawings demonstrating vehicle
turning/manoeuvring on-site

Estimated
Construction Value of
Development:

$675,000.00

Glossary of terms used in this report:
BCA – Building Code of Australia
DA – Development Application
DCP - Armidale Dumaresq Development Control Plan 2007, as amended
LEP – Armidale Dumaresq Local Environmental Plan 2012, as amended
SEE – Statement of Environmental Effects
SEPP – State Environmental Planning Policy
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S79C Report to Council

Assessment Report and Recommendations
DA-1-2016

Executive Summary
Proposal
The proposed development is for the demolition of all existing structures on the subject site and then
for the erection of a multi unit development comprising the erection of 3 attached units and for the
subsequent 3 Lot Strata subdivision of each of the units at 93 Jeffrey Street, Armidale.
Permissibility
The subject site being Lot 45 DP 749898 and known as 93 Jeffrey Street Armidale, is currently zoned R1
General residential under ADLEP 2012. Multi dwelling housing is permissible within the zone subject to
consent.
Key Issues
From the attached Assessment Report, key issues for this project can be summarised as follows:
The proposal was publicly notified in accordance with Council’s DCP including the display of a site notice
as well as written notification to the owners of adjoining properties between 15 January 2016 and 29
January 2016 with the notification period being extended to 5 February 2016 at the request of some of
the adjoining owners to allow sufficient time to make a submission to Council. At the close of the
notification period five submissions had been received by Council.
Some of the matters raised in the submissions include:
•

The proposed development will have a negative impact on the streetscape,

•
The proposed development with have a negative impact on adjoining properties and adjacent
heritage item,
•

Additional traffic and noise from the development,

•

Social impacts with increased density of housing,

•

Siting and configuration of the development creating privacy issues with adjoining residences.

•

The development will set an undesirable precedent within the locality

All submissions received have been considered as part of the assessment and are discussed in further
detail below.
As a result of matters raised in the submissions and during the assessment of the proposal by Council,
revised plans were submitted on 9 May 2016 on behalf of the Applicant, addressing some of the design
and siting concerns with the initial proposal.
As a result of this assessment, it is recommended that conditional consent be granted for the proposed
development. The proposed conditions of consent are attached to the end of this report.
Recommendation
(a) That having regard to the assessment of the Development Application, DA-1-2016 be granted
conditional consent in the terms set out in the proposed conditions of consent included in the Section
79 Report to Council.
(b) That those persons that made submissions in relation to the Application be notified of the
determination in writing.

Subject site and locality
Attachment 1
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S79C Report to Council

The subject site is located at 93 Jeffrey Street, Armidale. The lot is rectangular in shape with a site area
of 922.4m2, with an approximate width of 18.8m and approximate depth of 49m.
The lot is located approximately 1.1km from the CBD on the northern side of Jeffrey Street within an
established serviced residential area of the City and adjoins other residential properties. A Heritage
Item is located at 95 Jeffrey Street which is immediately to the west of the subject site and two other
Items are located further to the east within the same block of Jeffrey Street, at 79 and 83 Jeffrey Street.
The site has a gradual fall from the northern boundary at the rear towards Jeffrey Street along the
southern boundary.
A single storey weatherboard dwelling, detached garage and shed are currently erected on the subject
site. These buildings are proposed to be demolished as part of the development proposal.

HOSPITAL

Figure 1 – Site Locality Plan – 93 Jeffrey Street3
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Proposed development
The proposed development is for the demolition of all existing structures on the subject site and then
for the erection of a multi unit development comprising of the erection of 3 single storey attached units
being two 3 bedroom units and one 2 bedroom unit, and for the subsequent 3 Lot Strata subdivision of
each of the units at 93 Jeffrey Street, Armidale.

Submitted Documents and Plans
The documents and plans relied upon for this assessment, are listed below:
•
Architectural Plans drawn by Brian Watts Drafting Services, Job No: 15-948-Velli, sheets 1 to 5
inclusive, amendment E and dated 4/5/16.
•
Further amended architectural plans drawn by Brian Watts Drafting Services, Job No: 15-948Velli, sheets 1 to 5, inclusive and proposed Strata Plan shown on sheet 3 of 5, all amendment F and
dated 4/7/16.

Referrals undertaken and other approvals required
There were no external referrals required to be undertaken in regard to the assessment of the
application.
This proposal will also require separate approvals under the Roads Act 1993 and under the Local
Government Act 1993 for work in Council’s road reserves, as well as water, sewerage and drainage
work connected with the proposal.

Political Donations
At the time of lodging the Development Application the Applicant indicated, pursuant to Section 147(4)
of the Environmental Planning and Assessment Act 1979, that no reportable political donation or gift
had been made by the Applicant or any person with a financial interest in this Application to a local
Councillor or employee of Armidale Dumaresq Council.
These declarations may be made by an applicant (or persons with a financial interest in the application),
or a person who makes a submission (or persons who are associates of such submittors) as defined in
s.147 of the Act.
Notwithstanding any such declaration, Council is reminded that the application should be determined
on its merits pursuant to section 147(1) of the Act, which states:
“political donations or gifts are not relevant to the determination of any such planning
application, and the making of political donations or gifts does not provide grounds for
challenging the determination of any such planning application”.
However, Councillors and staff members must of course consider their position under the Code of
Conduct in their consideration of any development application.

Attachment 1
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Assessment - Matters for Consideration
The assessment of this Development Application has been undertaken in accordance with Section
79C(1) of the Environmental Planning and Assessment Act 1979, as amended. In determining a
development application, a consent authority is to take into consideration such of the following matters
as are of relevance to the development application:
Section 79C(1)(a) the provisions of the following that apply to the land to which the development
application relates:
(i)

the provisions of any environmental planning instrument

State Environmental Planning Policies (SEPPs):
The following SEPPs have been considered in connection with this development:
SEPP (Building Sustainability Index: BASIX) 2004:
The Application is for the construction of a 3 unit development at 93 Jeffrey Street which is a BASIX
affected building and as such, requires a BASIX Certificate to be submitted in support of the proposal. In
this regard, the Applicant has submitted BASIX Certificate number: 691966M_02 with the Application.
Local Environmental Plans (LEPs):
The Armidale Dumaresq Local Environmental Plan 2012 has been considered in connection with this
development:

Clause

Subject

Comments

1.2

Aims of Plan

The assessment of this application has been carried out having
regard to the aims of the Plan.

2.2

Zoning of land to The subject site is currently zoned R1 General Residential under
which Plan applies ADLEP 2012.

2.3

Zone objectives Objectives of the zone are:
and Land Use
•
To provide for the housing needs of the community.
Table
•
To provide for a variety of housing types and densities.
•
To enable other land uses that provides facilities or services to
meet the day to day needs of residents.
The proposed multi-unit development is considered to be consistent
with the above zone objectives, with multi dwelling housing being
permissible within the zone subject to development consent.

2.6

Subdivision—
consent
requirements

The Application includes a proposal to strata subdivide the 3 units
on completion of the development, to which development consent
is also be sought as part of this application.

’.
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Clause

Subject

Comments

2.7

Demolition
requires
development
consent

The Application includes a proposal for the demolition of the
existing dwelling, detached garage and shed on the site. It is
recommended that any consent be conditioned that demolition
works to comply with the Australian Standard AS2601.

5.9

Preservation
Trees
vegetation

of The Application includes a proposal to remove all existing site
or vegetation and plant new landscaping on completion of the
proposed development. The existing vegetation on the site is not in
excess of 6 metres in height nor is it considered significant or
identified as being heritage listed and as such, approval is not
required under Council’s DCP, but have in any event been
considered as part of the assessment.

5.10

Heritage
conservation

The subject site is not identified as being of European heritage
significance or located within the Heritage Conservation Area of the
City but the site directly adjoins a Heritage Item to the west and
another 2 Items are located within this block of Jeffrey Street further
to the east.

6.1

Earthworks

There will be some earth works for the footings of the proposed
multi units and driveways. Standard condition on consent regarding
erosion and sediment controls to be in place during works on the
site.

6.2

Flood planning

According to Council’s GIS program Enlighten and the Armidale
Flood Study 2004 and updated Flood Study for Martins Gully 2011,
the proposed works at this site are situated above the 1%AEP
(+500mm freeboard) and are therefore not considered to be flood
prone/liable.

6.6

Essential Services

The subject site is located within the reticulated service area of the
City with reticulated services being available to the site.

(ii)

the provisions of any draft environmental planning instrument

Not applicable.

Attachment 1
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the provisions of any development control plan

The Armidale Dumaresq Development Control Plan (DCP) 2012 applies to the land.
The following Table outlines the relevant Chapters / provisions of the DCP that have been considered in
connection with this assessment.
Chapter

Comment

1.1 - Introduction
and Public
Notification

The application was subjected to public notification in accordance with this
chapter. This included the display of a sign on-site and direct notification to
adjoining neighbours. At the close of the notification period on 5 February 2016,
five submissions had been received. All concerns raised in the submissions have
been taken into consideration during the assessment of this application and are
discussed in more detail below.

2.1 – Site Analysis

This chapter outlines various constraints and/or conflicts which may otherwise
preclude a site from particular forms of development. Following an assessment
of the application and consideration of submissions received by Council the
Applicant has made some changes to the design and layout of the proposal to
address some concerns raised. Following these amendments to the proposal the
assessment of the application has not revealed the existence of any significant
or particular constraints which would prevent the issue of consent.

2.2 – Tree
Preservation

As stated above, the existing vegetation on the subject site is not in excess of 6
metres in height and as such does not require Council approval for its removal.
The proposal will require landscaping of the site to be undertaken on
completion of the units and prior to occupation to compensate for the loss of
existing vegetation and to help integrate the development into the existing
streetscape. It is recommended that any Consent be condition accordingly.

2.3 – European
Heritage

As advised above, the subject site is not identified as being of European heritage
significance or located within the Heritage Conservation Area of the City but the
site directly adjoins a Heritage Item to the west and another 2 Items are located
within this block of Jeffrey Street further to the east. The location and proximity
to the site of Heritage Items has been considered during the assessment of this
proposal and changes incorporated within the design and siting of the
development to mitigate any adverse impacts on the Items as far as practicable.
This is addressed in more detail below in this Report.

2.5 – Contaminated
Land

The subject site is not listed on Council’s Contaminated Lands Information
System as being potentially contaminated as a result of any past or present land
uses and a site inspection of the property for the purposes of the Application did
not identify any obvious signs of potential contamination.

2.7 Floodplain
Protection and
Stormwater
Drainage

According to Council’s GIS the subject site is not considered to be flood
prone/liable.

Attachment 1

Stormwater from the development will need to be disposed to a legal point of
discharge via an approved on-site detention system. Details to be required prior
to the release of a Construction Certificate for the development.
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Chapter

Comment

3.1 - Urban
Residential
Subdivision –
(cont.)

Part 13 - Strata and community subdivision (subdivision of buildings):
•
The development has been designed to limit communal land to driveways
and utility areas only,
•

The units will need to comply with the relevant provisions of the BCA,

•

Private open space areas will be attached to each specific unit,

•
On –site car parking spaces will need to be assigned to specific units and
visitor parking is to be signposted,
•
Separate water and electricity meters to be provided for each of the
strata units.
The Applicant will need to apply for a Subdivision Certificate prior to the Strata
subdivision of the units. The Application has been assessed in accordance with
the above provisions of the DCP and it is recommended that any Consent be
conditioned that the strata of the units complies with these matters prior to the
issue of a Subdivision Certificate.
4.2 - Urban
Residential
Development –
Multi-Unit Housing,
Residential Flat
Buildings, Attached
Dwellings, Semidetached Dwellings,
Shop Top Housing

Part 1 – General provisions:
The objectives of this chapter are:
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.
The proposed development is considered to be consistent with the objectives of
this Chapter of the DCP.
Part 2 – Site requirements, lot size and floor area controls:
There is no minimum lot size for the construction of the proposed multi-unit
housing under the DCP.
The minimum landscaping and private open space requirements outlined in this
chapter must be met.

Attachment 1
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Chapter

Comment

4.2 - Urban
Residential
Development –
Multi-Unit Housing,
Residential Flat
Buildings, Attached
Dwellings, Semidetached Dwellings,
Shop Top Housing –
(cont.)

Part 3 – Lot and building design and external appearance:
The design and siting of the units provides adequate privacy and amenity for
both residents of the development and adjoining properties and will have
minimal impacts on overshadowing and overlooking.
The units where possible have been orientated to provide optimum sunlight to
living areas and where this is not possible, Velux windows have been provided to
improve solar access into the living areas of units 1 and 2. Living areas of all units
have direct access to private open space areas.

Part 4 Building height, bulk and scale:
The subject site is located within an established area of the City with
adjacent and nearby development reflecting a reasonably consistent style
and type of housing.
Adjoining residences are of single storey scale and largely constructed of
weatherboard walls, timber window and door frames and iron roof.
Furthermore apart from the existing dwelling located on 93 Jeffrey Street,
which is proposed to be demolished as part of this application, building
setbacks are fairly consistent within the street.
As such, the proposed development will need to be designed and sited to
minimise any adverse impacts on adjacent development and ensure that it
integrates within the existing streetscape.
In this regard, the proposed development is of a modern contemporary design
within an established streetscape and whilst it is considered that elements of
the existing and adjacent development could be incorporated within the design
of this proposal it is considered that any new development should not try to
copy or imitate older styles of buildings.
The proposed development is also of single storey scale and has been amended
to ensure that Unit 1 addresses and fronts Jeffrey Street which is consistent with
adjacent development.
The revised design of the front unit now incorporates a bull nose veranda with
the roof pitch being increased to be more consistent with the older style of
housing adjoining the site. The changes to the front façade of unit 1 which fronts
Jeffrey Street now provides some articulation along the southern elevation to
help integrate the development and the height, bulk and scale are considered to
be appropriate to the prevailing scale of the street and surrounding buildings.
Additionally, the development is proposed to be centrally located on the site
which is relatively consistent with existing development within the streetscape,
which will also minimise both overshadowing and privacy concerns.

Attachment 1
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S79C Report to Council

Comment
Part 5 Building setbacks:
As stated above, the development has been centrally sited on the property to
maximise solar access and provide adequate privacy to both the development
itself and also adjacent development.
Furthermore, the Applicants consultant has amended the design and siting of
the original proposal, following consultation that the development should be
orientated to improve its street presentation and help integrate the building
within the streetscape. In this regard, the front setback of the development
from Jeffrey Street has been increased from 4.5m to 5.9m to be consistent with
adjoining dwellings and minimise the potential for the new development to be
overly dominant within the streetscape.
Garages for the units have been located to the rear of the units to ensure that
they are not the dominant feature when viewed from the street frontage.
Part 6 Articulation zones:
There are no building elements proposed within the articulation zone.
Part 7 Dwelling entry, privacy and surveillance:
Dwelling entries to each of the units are clearly identifiable from the site
frontage or within the development itself. The dwellings provide adequate
privacy and security for future residents of the units whilst also allowing for
passive surveillance from within the units of the surrounding development and
immediate streetscape.
Part 8 Private open space and landscaping:
Each unit is provided with individual private open space areas which satisfy the
minimum area under the DCP of 40m2 and have a minimum width of 4m.
The private open space areas provided for each of the Units are:
Unit 1 – 50.3m2
Unit 2 – 43.2m2
Unit 3 – 110m2
The private open space areas are located at the rear of each of the units which
integrates and are accessible from the living areas. They are located to receive
solar access and provide privacy and amenity for future residents and adjoining
properties. The development itself will have minimal impacts on solar access to
adjoining properties between the hours of 9.00am and 3.00pm on 21 June.
The adjoining dwelling on 91 Jeffrey Street is sited either on the common title
boundary or very close to the boundary and any privacy screening along the
eastern boundary of unit 1 will need to ensure that the privacy and amenity of
both unit 1 and 91 Jeffrey Street is achieved.

Attachment 1
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Chapter

Comment

4.2 - Urban
Residential
Development –
Multi-Unit Housing,
Residential Flat
Buildings, Attached
Dwellings, Semidetached Dwellings,
Shop Top Housing –
(cont.)

In this regard, the Applicant/owner of the subject site will need to discuss any
fencing options with the adjoining owner at 91 Jeffrey Street to ensure privacy
and amenity is to some extent maintained.
The submitted plans indicate landscape of the development with detailed plans
being required prior to the issue of any construction certificate. Given the
location of a visitor car parking space adjacent to Jeffrey street significantly
dense plantings will need to be undertaken along the site frontage to provide
screening and help integrate the development within the streetscape.
Part 9 Fences:
No front fence is proposed with this application. It is considered that the
inclusion of a 1.2m high open style timber front fence may provide additional
elements in the overall design of the development to further provide integration
within the streetscape. In this regard, it is recommended that the consent be
conditioned accordingly.
Part 10 Car parking:
Each unit is required to provide at least one undercover car parking space whilst
units 1 & 3 having 4 or more living areas are required to provide two on-site car
spaces, one of which must be covered.
In this regard, each unit is provided with an enclosed single garage which meets
the minimum dimensions of 6.0m x 3.0m, whilst units 1 & 3 also have one open
car space provided on the site located in front of each of the garages.
Additionally, 1 visitor car space has been allocated on site.
Part 11 Garages and carports:
Garages have been located behind the building line of the units and will not be a
dominant element when viewed from Jeffrey Street. They have also been
located to ensure that solar access to both the units and private open space
areas is maximised.
Part 12 Vehicle access and driveways:
Jeffrey Street is a Council constructed and maintained roadway and as such legal
access is available to the site.
The internal driveway and location and width of car spaces has been designed to
enable vehicles to be able to safely manoeuvre on site and be able to enter and
exit in a forward direction.
The existing power pole located within the road reserve along the south western
edge of the property is sited within the proposed new driveway access to the
development and will need to be relocated clear of this area as part of proposal.

Attachment 1
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(iiia) the provisions of any planning agreement that has been entered into under section 93F, or any
draft planning agreement that a developer has offered to enter into under section 93F
Not applicable.
(iv)

the provisions of the regulations

Pursuant to clause 92(1)(b) of the Environmental Planning and Assessment Regulation 2000, the
demolition of existing structures should be conditioned to comply with Australian Standard AS 2601:
The Demolition of Structures.
(v) the provisions of any coastal zone management plan (within the meaning of the Coastal
Protection Act 1979)
Not applicable.
79C(1)(b) the likely impacts of the development, including environmental impacts on both the
natural and built environments, and social and economic impacts in the locality
This assessment has been undertaken having regard to various issues, as follows:
Construction Impacts
As the project is expected to involve a works and construction within an established residential area of
the City and within close proximity to other residential dwellings, involving the demolition of structures
which may potentially contain hazardous materials such as asbestos, a detailed construction
management plan should be required as a condition of any consent. This would need to address issues
such as:
•

Hours of building work (to be consistent with NSW State Guidelines);

•

Parking and Traffic Management;

•

Waste storage and management;

•

Demolition of existing structures and removal of any asbestos material if required;

•

Toilet facilities for builders;

•

Noise and dust management and control of other potential pollutants;

•

Site hoardings and public/worker safety;

•

Signage.

Urban and Building Design
The proposed development is considered to be compatible with the bulk and scale of existing
residential development adjoining the site. Each of the dwellings will be single storey in scale with the
front unit facing Jeffrey Street being designed to have a consistent setback and roof form with adjacent
development to help integrate the new development into the established streetscape.
The following matters were identified as requiring further attention in any application for a
Construction Certificate:
•

Compliance with the BCA,

•

Fire protection between buildings,

None of the above matters are considered likely to prevent the development from being able to
proceed generally in accordance with the submitted Development Application.
Consideration of Crime Prevention through Environmental Design (CPTED)
Attachment 1
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Crime Prevention through Environmental Design (CPTED) is a crime prevention strategy that focuses on
the planning and design of new dwellings to reduce opportunities for crime by using design and place
management principles that reduce the likelihood of essential crime ingredients from intersecting in
time and space.
CPTED employs four key strategies. The design and layout of the development has taken into
consideration these strategies to minimise the opportunity for crime through:
•
•
•
•

Surveillance
Access control
Territorial reinforcement
Space management

It is considered that the proposed development satisfies these provisions and/or can be conditioned by
providing:
•
Entries to each of the proposed dwellings are visible and clearly define point of entry,
•
Windows are proposed on street and internal access elevations to provide an outlook to the
common and private areas.
•
Clear sightlines between public and private places,
•
Use of effective lighting of common spaces within the development which will be included as a
condition on the Consent,
•
Landscaping to be designed so that it does not provide offenders with opportunities for
concealment,
•
Landscaping and buildings have been designed to provide high visibility of visitors to the site,
•
There are clear transitions and boundaries between public and private spaces,
Utility Infrastructure Impacts
Reticulated utility services are available to the subject site.
Council has a Development Servicing Plan for water and sewer services, which provides for developer
contributions in connection with related works/increased loading on these services, pursuant to
Chapter 6 of the Water Management Act 2000 and s.64 of the Local Government Act 1993. In this case
the relevant sum would be: $16,082.00, as calculated below.
1 x 2 Bedroom Unit

Water ET
1 x 0.60

Sewer ET
1 x 0.75

2 x 3 Bedroom Units

2 x 0.80

2 x 1.00

Sub Total -

2.2ET

Credit

-1.0ET

Total ET

1.2ET

2.75ET
- 1.0ET
1.75ET

Current ET value
Water - $5,830.00 x 1.2ET = $6,996.00
Sewer - $5,192.00 x 1.75ET =$9,086.00
Total sum

Attachment 1
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Traffic and parking impacts
Refer comments below in regards to traffic and parking matters.
Social impacts
It is considered that the proposed infill development will provide a positive social benefit for the
community by providing an increased range and diversity of housing stock for the local market.
Economic impacts
The proposed development will have positive economic benefits for the construction industry and
building suppliers.
Cumulative impacts
All relevant impacts have been assessed.
79C(1)(c) the suitability of the site for the development
The subject site is considered suitable for the proposed development for the following reasons:
•
The subject site is zoned R1 General Residential under Council’s LEP, and the development of the
land for the erection of 3 new dwellings and their subsequent strata subdivision is consistent with the
objectives of the LEP.
•
The proposal supports urban consolidation and provides for a diversity of housing stock within an
established residential area of the City.
•
There are no known site hazards from Council’s records. There may be the potential that the
existing buildings located on the site may contain some hazardous materials, including asbestos. It is
considered that this can be satisfactorily addressed by condition.
•
The site is able to be provided with urban services including reticulated water supply and
sewerage, electricity, telecommunications, stormwater drainage, road access and garbage collection.
•

The site is located near existing public open space and within close proximity to the CBD.
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any submissions made in accordance with the Act or the Regulations

Public submissions
The submitted DA was publicly exhibited in accordance with Chapter 1.1 of Council’s DCP 2012. This
included a notification sign placed on the site frontage as well as notification by mail to the owners of
properties adjoining the site.
The period for response was from 15 January 2016 to 29 January 2016 with the notification period
being extended to 5 February 2016 at the request of some of the adjoining owners to allow sufficient
time to make a submission to Council. At the close of the notification period five submissions had been
received by Council.
The submissions were in turn forwarded to the Applicant for consideration. Copies of the letters are
attached to this report.
An assessment of these public submissions is provided in the table below.
Issues Raised

Assessment comment

Dwelling Density:

The subject site is located within the R1 General Residential zone of
The dwelling density in Jeffrey the city with multi dwelling housing being permissible within the zone
Street is already greater than subject to consent.
the
average
in
the
There is no numerical maximum or average number of dwellings
neighbourhood - houses are
permissible within a residential neighbourhood with each application
close together on relatively
for further development on a lot being assessed on its merits in
narrow but deep blocks
accordance with Council’s Plans and Policies.
In this regard, the proposed development satisfies the relevant
provisions of Council’s LEP and DCP.
Increase in traffic and noise:

An increase in traffic and noise would be anticipated as a result of the
redevelopment of the site from 1 existing dwelling to 3 new units.
Council’s Development Engineer has assessed the proposal and
advised that there is adequate capacity in Jeffrey Street to cater for
such increase.
Any increase in traffic and noise would be expected to be largely
residential in nature and largely consistent with that of adjoining
residential development.

There is evidence from cities
around the world that higherdensity living correlates with
increased crime rates, and
strong evidence that traffic
and environmental noise
increases with increased
density.

The statement that higher density living correlates with any increase
in crime rates is fairly generalised and subjective.
Increases in crime rates can not be simple attributed solely to
increases in population density. There are many other complex factors
in play which would influence crime rates such as socio economic
backgrounds, geographical, built environment and type of housing
offered, i.e congregation of low cost social type housing as opposed to
general housing, as well as demographic composition.
In fact, there is also an argument that an increase in population
density can in fact reduce crime rates through increased levels of
natural surveillance.
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Assessment comment

Aesthetics and Streetscape:

The subject site adjoins a heritage item directly to the west and there
are 2 other items located within this block of Jeffrey Street further to
The majority of the houses in
the east, but the locality is not within a Heritage Conservation Area.
the street are older, wellmaintained
weatherboard Even so, apart from a more recent unit development at 89 Jeffrey
homes. The newly proposed Street the existing streetscape in Jeffrey Street between Marsh and
set of 3 strata units are not in Taylor Street is fairly well established and largely intact with generally
keeping with the streetscape older style weatherboard and iron roof housing.
of mostly traditional timber
Furthermore, apart from the existing dwelling located on 93 Jeffrey
weatherboard
cottages.
Street the existing building line is generally consistent.
Currently the existing houses
in the vicinity of the As such, it is considered that any new building element proposed on
development
(including the subject site will need to be designed to integrate with adjoining
current 93 Jeffrey Street development and minimise any adverse impacts on the established
dwelling) are complementary streetscape.
to the heritage value of our In this regard, the original proposal submitted for Council’s
street.
consideration was not considered to be sympathetic with the existing
streetscape nor adjacent heritage item and advice of such was
Concerns also about quality of provided back to the Applicant with some recommendations.
housing
and
building
This advice was based on an assessment of the proposal against
materials to be used.
Council’s DCP and against “Guidelines for infill development in the
Unappealing brick structure historic environment”, produced by the NSW Heritage Office.
that doesn’t blend with other The guidelines state that ‘new development in a conservation area,
homes in the street
Heritage precinct or adjacent to a heritage item should aim to
maintain and enhance the areas distinctive identity and sense of
place’.
To achieve a successful infill design new development must be
appropriate under the following design criteria:
1.

Character;

2.

Scale;

3.

Form;

4.

Siting;

5.

Materials and colour; and

6.

Detailing

The character of a streetscape can potentially be compromised by
unsympathetic new infill development and it is therefore vital that
new buildings are designed to harmonise with their surroundings.
This advice was provided back to the Applicant and consultant to
review the proposal in regards to the six design criteria above, along
with consideration of comments received in the public submissions
and resubmit an alternative design taking the above matters into
consideration.
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Assessment comment

Aesthetics and Streetscape- Following a review of this advice, revised plans were submitted to
(cont.)
Council for consideration.
Some of the advice and suggestions provided, such as reducing the
number and/or size of the units to address some of the public
submissions, were not incorporated within the redesign
The revised plans were reassessed against the design criteria and the
following comments are provided in support of the amendments
incorporated in the design to address previous shortcomings.
The revised plans are considered to be an improvement to those
originally submitted for Council’s consideration and would be more
consistent with adjoining development and minimise impacts on the
streetscape.
Given Unit 1 is the front unit immediately abutting the Jeffrey Street
boundary, particular attention has been given to the design of this
unit to address the design criteria as this will be the unit that will
potentially have the greatest impact on the streetscape if these
matters are not carefully considered.
The design has been revised to incorporate some changes and
inclusions to address the design criteria including:
An increased front setback for the development of 5.9m as
opposed to the minimum under the DCP of 4.5m has been
incorporated so that the front building line will be consistent with
adjoining development on either side of the property.
Furthermore, the proposed development has been centrally sited on
the property which again is generally consistent with adjacent
development apart from the existing dwelling located on 91 Jeffrey
Street.
The design guidelines suggest that qualities of a streetscape can be
reinforced within infill/new development conforming to existing front
and side setbacks and the complementary treatment of street edges.
The revised plans now provide a consistent front and side setback and
it is recommended that an open style timber picket front fence similar
to those adjoining the development also be incorporated within the
finished design.
As such, it is recommended that any consent include a condition for
the details of an open style front timber fence to a maximum height of
1.2m along the Jeffrey Street boundary of the site, be provided to the
satisfaction of the PCA prior to the issue of a Construction Certificate
for the development.
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Assessment comment

Aesthetics and Streetscape- Unit 1 has been redesigned and slightly reorientated to now
(cont.)
front and address Jeffrey Street similar to that of adjacent
development rather than the internal driveway and being side on to
the street frontage. The draftsman has also now incorporated a front
bull nose veranda and changed the roof design and pitch to be more
consistent within the streetscape and the front door of unit 1 is now
located on the southern elevation along the street frontage.
Additionally fenestration elements along the southern elevation of
unit 1 have been changed to harmonise with the existing built
environment in Jeffrey Street, with windows being changed from
aluminium sliding windows to double hung windows. It is further
recommended that windows along the southern and western
elevations of unit 1 be required to be timber frame rather than
aluminium to further improve the integration of the new
development within the streetscape.
Furthermore, instead of face brick construction the front unit will be
rendered. Whilst it is not proposed to use similar materials used in
adjacent dwellings such as weatherboards, largely due to longevity
and durability of this material, it is suggested that rendered brick
finish fits more closely with the character of the streetscape and
adjacent timber buildings than face brick would.
As such, it is considered that the amendments to the design of the
dwellings have significantly improved the aesthetics of the buildings
which would now achieve a more sympathetic integration within the
established neighbourhood as assessed against the design criteria for
successful infill development as summarised below:
Character:
From the submissions received in response to the proposed
development, it is evident that the character of the existing
streetscape along this section of Jeffrey Street is one that is valued by
the existing residents, and in particular that infill development should
be designed to harmonise rather than be intrusive or dominate
adjacent buildings.
Whilst this can sometimes be difficult to successfully achieve with
medium density infill development within a relatively established
neighbourhood, it is considered that the amendments to the design of
the proposed development would improve integration with adjacent
buildings with minimal impacts on the character of the streetscape.

Issues Raised
Attachment 1
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Aesthetics and Streetscape- Scale:
(cont.)
Whilst the proposal is for the erection of three units on a single
allotment, which is largely at odds with adjacent allotments with
single dwellings, the buildings are single storey in scale which is
consistent with adjoining development and as such, should not be
overly dominant in overall scale when viewed from the street
frontage.
Form:
The guidelines suggest that infill development should be sympathetic
with the predominant form of its neighbours. Where a building form
is repetitive within an area, variations to this form can interrupt the
cohesiveness of the streetscape.
The existing rooflines along with the treatment to the façade in terms
of the proportion, material and openings, play an important part in
determining neighbourhood character.
In this regard, the design of unit 1 has been amended to be more
sympathetic with the existing form within the streetscape with a
consistent roofline and treatment to the front façade in terms of
proportions, openings and changes to materials. Furthermore, it is
considered that the re-orientation of unit one to address the street
and the addition of the bull nose veranda has further improved
integration of the development within the neighbourhood.
Siting:
Inconsistent siting of infill development to that of adjacent
development can have an obtrusive and unacceptable impact on the
streetscape.
New development within established neighbourhoods should where
possible, be consistent and reinforce the existing front and side
setbacks.
As detailed above, front and side setbacks within the existing
streetscape are generally uniform, apart from the siting of the existing
dwelling adjacent located on 91 Jeffrey Street. The proposed
development has been amended to provide a consistent front setback
with directly adjacent development and the units have been centrally
sited on the lot also providing consistency with side setbacks with that
of the majority of buildings adjoining the site.
Additionally, garages for the units have been sited to the rear so as
not to be a dominant feature within the streetscape.
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Assessment comment

Materials and colour:
Materials and colour of the units will further aid in the integration of
the development within the streetscape.
In this regard, the treatment to unit 1 is of particular importance, and
the sympathetic use of materials and colour are important in ensuring
harmonious integration.
As such, it is considered that aluminium frames along the western and
southern elevations of unit 1 be changed to wooden. Whilst the
external façade of the units would not be weatherboard, it is
considered that a rendered finish to unit 1 would provide better
integration than a brick exterior would and the use of colourbond
roofing is consistent with other roofing material adjoining the site.
Colours will need to be carefully chosen to harmonise with the
streetscape and it is recommended that a condition be placed on the
consent that full details of materials and colours for unit 1, be provide
to the satisfaction of the relevant Certifying Authority prior to the
issue of a Construction Certificate for the development.
Detailing:
Some additional detailing has been included in the design of unit 1
and additional features can be included to provide some consistency
with adjoining development.
A bull nose veranda has now been included along the front façade of
unit 1 to provide some additional detailing and articulation to the
development.
It is recommended that some additional detailing be provided prior to
completion of the units such as a low open style timber front fence
and landscaping to further improve the cohesiveness of the
development within the streetscape.

Heritage-listed
Properties:
Three houses in this section of
Jeffrey Street are heritagelisted on the local heritage
register (79, 83 and 95 Jeffrey
Street).The
proposed
development
de-values
surrounding
properties,
especially the heritage-listed
dwelling adjacent at 95
Jeffrey, and mocks that
Council’s heritage listings.

Attachment 1

As detailed above, the adjoining and nearby heritage items as well as
the significantly established character of the neighbourhood, has been
integral in changes brought about to the design of the development to
improve its integration within the streetscape.
It is considered that the changes made will minimise any adverse
impacts on the locality and in particular those heritage listed
properties.
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Assessment comment

Greenspace and Quality of The proposed development satisfies both the zone and DCP objectives
in providing for a variety of housing types and densities, promoting
Life:
urban consolidation by providing dwelling types that maximise lot
Armidale residents can, for
yields and by increasing the density of housing to meet existing and
the most part, access
future community needs.
beautiful green space without
leaving their property. The Furthermore, each of the three units will have private open space
units proposed offer no such areas in excess of the 40m2 minimum required under the DCP and the
property is also located within walking distance to large areas of
healthy green space.
public open space around Civic and Curtis Park as well as the Rologas
fields and walking track to Norths oval.
Driving errors from residents Driver behaviour and errors from existing residents in the street is not
of units at 89 Jeffrey which a planning matter for consideration under s79c and is not a basis for
refusing an application based on an unrelated development.
resulted in accidents
Potential for increase in noise
from parties, littering and
theft with increased medium
density housing.

Again the proposal is for 3 units to be used for residential purposes. It
can not be simply assumed that as the development is for 3 units that
the will be tenanted rather than owner occupied and that the
development will result in increased parties, littering and theft.

The
development
will Refer comments above in regards to changes to the design of the
potential change the charm units to be more consistent with the existing streetscape and
and character of the street.
adjoining development.
The
development
will Matters in regards to potential impacts on property valuation from a
potentially de-value adjoining particular development are speculative and has not been
property.
substantiated with evidence.
The developer is from out of These matters are not a matter for consideration under s79c.
town and will sell the units on
completion and does care
about the impacts on the
locality.
Driveway is located directly
adjacent to main living areas.
Additional noise impacts from
vehicles

It would be expected that the 3 unit development would potentially
have increased traffic movement and noise than that which is
currently experienced from a single residential dwelling even though a
single dwelling could also have multiple vehicles.
The location of the driveway is proposed along the western boundary
of the site. Whilst the driveway could be located along either the
western or eastern boundaries any noise from vehicles accessing the
site would be expected to be the same where ever the location of the
driveway.
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Issues Raised

Assessment comment

Driveway is located directly
adjacent to main living areas.
Additional noise impacts from
vehicles (cont.)

In this regard though, the siting of the driveway along the western
boundary of the site is considered the most optimal location given
that the adjoining property to the west is listed as a Heritage Item and
the openness of the driveway as opposed to a building will provide
adequate separation between the development itself and the Item.
Given that the development is for residential purposes and the
location is within an established urban area of the City there is some
expectation that there will be some traffic noise as a result of the
proposal but it is unlikely to be above other urban areas of the City.

Noise and fumes will affect air Again the property is located within an established residential area of
quality.
the City and adjoins relatively busy residential streets used by both
local residential traffic and through traffic. It is not considered that
the erection of 3 units to replace one existing single dwelling would
significantly impact further on air quality within the locality.
The proposed development
seems to favour economic
and population growth over
the charm, spaciousness and
heritage feel of the City. (1)

Given the current zoning of the land it is the owner/developers
prerogative, subject to obtaining the required approvals, to develop
the land as they see fit.
As demonstrated above the proposal is consistent with Council’s Plans
and Policies and provides for an increased diversity of housing stock
within the City.
Matters in regards to design and integration into the streetscape have
been dealt with above.

Noise and dust from the It is recommended that a construction management plan be required
development
during as a condition of consent to address concerns in regards to noise and
construction
works
will dust during works on the site.
adversely impact on adjoining
properties.
Existing dwelling which is As above, this could be dealt with as a condition of consent and
proposed for demolition included with a construction management plan.
probably contains asbestos.
Removal of asbestos containing material is required to be carried out
in accordance with Australian Standard – AS2601.
The proposal may set a
precedent for other like
development
within
the
neighbourhood.
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Given that the property is located within the R1 General Residential
zone and adjoins similarly zoned land, further medium density
development within the locality is a possibility and will be assessed
against the relevant Plans and Policies at that time.
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Issues Raised

Assessment comment

Along with existing units at 89
Jeffrey Street and possible
units at 90A Jeffrey Street the
proposal will result in further
low quality housing.

Whilst the development may be different to existing development
adjoining the site, the suggestion that it will be of lower quality is
speculative and subjective based on personal opinions.
The current proposal has demonstrated Basix Compliance and will
need to be constructed in accordance with the Building Code of
Australia.

Units at 89 Jeffrey Street are The development at 89 Jeffrey Street has been previously assessed
the most recent development and approved by Council and would assume satisfied the relevant
and are an eyesore within the requirements at that time.
street.
Most of the troubles and
unpleasantness within the
street tend to be from people
that rent properties.

Again this statement is based on speculation rather than evidence.
Furthermore, this proposal is for the construction of 3 units which will
be strata titled and as such could be either owner occupied or rented
on completion.

The development of 3 units is
likely to further break down
parts of the social fabric of
the
neighbourhood
and
impact on the health and
wellbeing of those who have
purchased homes in the
street.
Council should not support Council is bound to assess each application on its merits, and matters
development of a non in regards to an applicant being a resident or non residents, is not a
resident over residents who matter for consideration under s79c of the Act.
choose to live in Armidale.
Western
elevation
of
adjoining dwelling on 91
Jeffrey Street is located on or
within close proximity to the
Title boundary, potentially
resulting in privacy/amenity
concerns.

The existing dwelling on 91 Jeffrey Street is located virtually on the
Title boundary between 91 and 93 Jeffrey Streets. A survey attached
to the property file of 91 Jeffrey Street actually suggests that the
eaves and gutters along the western elevation protrude over the
boundary.
This is essentially not a matter of concern for the current developer
given that he could potentially erect a boundary fence along this
boundary virtually hard up against the western wall denying access to
the current land owner.
Even so, following ongoing consultation between the owners of both
properties an agreement has been reached to provide a easement for
right of access over the subject lot to benefit 91 Jeffrey Street.
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Issues Raised

Assessment comment

Window frames on existing
dwelling at 91 Jeffrey Street
do not seal flush and the
developer should be required
to appropriately seal these to
minimise health risks from
dust,
asbestos
during
construction.

It is not considered appropriate to require the developer to have to
adequately seal window frames on adjoining properties if they do not
seal flush themselves. This is more a maintenance issue for the
affected land owner rather than the developer.
As stated above, it is recommended that any consent include a
requirement for the submission of a construction management plan
prior to the release of a construction certificate.
With the adoption of an adequate plan dust etc should be minimised
during construction works.

People who take recreational Unlikely to be any significant impacts to people utilising Jeffrey Street
walks along Jeffrey Street will as all works will be confined to the subject property.
be affected during demolition
and construction.
Potential impacts on dwelling, As above, impacts on adjoining properties should be minimised with
garden beds and fruit trees the adoption of a construction management plan for the site. Works
located on adjoining property will be confined to the subject property only.
during works on the site and
requirement
for
compensation
if
damaged/harmed.
What assurances are there
that the development will not
structural affect adjoining
property or result in increased
stormwater runoff.

As above, impacts on adjoining properties should be minimised with
the adoption of a construction management plan for the site.
Furthermore, given that the proposed development is not located on
or within 900mm of an adjoining boundary it is not anticipated that it
will have any impacts on the structural integrity of adjoining
properties.
Stormwater from the development has been assessed by Council’s
Development Engineer and will be required to be dispersed to a legal
point of discharge via an on-site detention system which will need to
be designed for the development by a suitably qualified consultant.

The limited size and space of The proposal complies with the relevant provisions of Council’s Plans
the units will generally attract and Policies and is consistent with both the LEP and DCP objectives.
short term tenants rather
than owner occupiers who
look for longevity.
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the public interest

The proposed development is considered to be consistent with the zone objectives and appropriate
development for the site and locality. It is further considered that the proposal will provide both a
positive social and economic impact on the City with the provision of an additional range and diversity
of housing stock to satisfy the needs of the community. As such, it is considered that the proposed
development would not be detrimental to the public interest.
Building Code requirements
If the development is approved, a Construction Certificate will also need to be obtained in order to
certify compliance with the Building Code of Australia.
Ecologically Sustainable Development
A relevant aim of the Council’s LEP (clause 2(f)) is to ensure that development has regard to the
principles of ecologically sustainable development (ESD). ESD is defined in NSW Legislation (for example
the Dictionary to the Local Government Act 1993), and involves consideration of the following principles
and programs:
(a) the precautionary principle - namely, that if there are threats of serious or irreversible
environmental damage, lack of full scientific certainty should not be used as a reason for postponing
measures to prevent environmental degradation. In the application of the precautionary principle,
public and private decisions should be guided by:
(i)
careful evaluation to avoid, wherever practicable, serious or irreversible damage to the
environment, and
(ii)

an assessment of the risk-weighted consequences of various options,

(b) inter-generational equity - namely, that the present generation should ensure that the health,
diversity and productivity of the environment are maintained or enhanced for the benefit of future
generations,
(c)
conservation of biological diversity and ecological integrity - namely, that conservation of
biological diversity and ecological integrity should be a fundamental consideration,
(d) improved valuation, pricing and incentive mechanisms - namely, that environmental factors
should be included in the valuation of assets and services, such as:
(i)
polluter pays - that is, those who generate pollution and waste should bear the cost of
containment, avoidance or abatement,
(ii)
the users of goods and services should pay prices based on the full life cycle of costs of
providing goods and services, including the use of natural resources and assets and the ultimate
disposal of any waste,
(iii) environmental goals, having been established, should be pursued in the most cost effective
way, by establishing incentive structures, including market mechanisms, that enable those best
placed to maximise benefits or minimise costs to develop their own solutions and responses to
environmental problems.
In this case the proposal is considered to be satisfactory having regard to the principles of Ecologically
Sustainable Development (ESD).
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Assessment Conclusion - Key Issues
The proposed development is for a use which is permissible with consent under the Council’s LEP.
From the attached Assessment Report, key issues for this project can be summarised as follows:
The proposal was publicly notified in accordance with Council’s DCP including the display of a site notice
as well as written notification to the owners of adjoining properties between 15 January 2016 and 29
January 2016 with the notification period being extended to 5 February 2016 at the request of some of
the adjoining owners to allow sufficient time to make a submission to Council. At the close of the
notification period five submissions had been received by Council.
Some of the matters raised in the submissions include:
•

The proposed development will have a negative impact on the streetscape,

•
The proposed development with have a negative impact on adjoining properties and adjacent
heritage item,
•

Additional traffic and noise from the development,

•

Social impacts with increased density of housing,

•

Siting and configuration of the development creating privacy issues with adjoining residences.

•

The development will set an undesirable precedent within the locality

All submissions received have been considered as part of the assessment and are discussed in further
detail below.
As a result of matters raised in the submissions and during the assessment of the proposal by Council,
revised plans were submitted on 9 May 2016 on behalf of the Applicant, addressing some of the design
and siting concerns with the initial proposal.
As a result of this assessment, it is recommended that conditional consent be granted for the proposed
development. The proposed conditions of consent are attached to the end of this report.

Recommendation
(a) That having regard to the assessment of the Development Application, DA-1-2016 be granted
conditional consent in the terms set out in proposed conditions of consent included in the Section 79
Report to Council.
(b) That those persons that made submissions in relation to the Application be notified of the
determination in writing.
John Goodall
Manager Development Assessment, Armidale Dumaresq Council
Armidale, 27 June 2016
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PROPOSED CONDITIONS ATTACHED TO DEVELOPMENT CONSENT NO. DA-1-2016
PRESCRIBED CONDITIONS
For the purposes of section 80A (11) of the Act, the following conditions are prescribed conditions of
development consent:
97A EP&A Regs 2000: Fulfilment of BASIX commitments
(1) This clause applies to the following development:
(a) BASIX affected development,
(b) any BASIX optional development in relation to which a person has made a development
application that has been accompanied by a BASIX certificate or BASIX certificates (despite there
being no obligation under clause 2A of Schedule 1 for it to be so accompanied).
(2) For the purposes of section 80A (11) of the Act, fulfilment of the commitments listed in each relevant
BASIX certificate for development to which this clause applies is a prescribed condition of any
development consent for the development.
98 EP&A Regs 2000: Compliance with Building Code of Australia and insurance requirements under the
Home Building Act 1989
(1) For the purposes of section 80A (11) of the Act, the following conditions are prescribed in relation
to a development consent for development that involves any building work:
(a) that the work must be carried out in accordance with the requirements of the Building Code of
Australia,
(b) in the case of residential building work for which the Home Building Act 1989 requires there to
be a contract of insurance in force in accordance with Part 6 of that Act, that such a contract
of insurance is in force before any building work authorised to be carried out by the consent
commences.
(1A) For the purposes of section 80A (11) of the Act, it is prescribed as a condition of a development
consent for a temporary structure that is used as an entertainment venue, that the temporary
structure must comply with Part B1 and NSW Part H102 of Volume One of the Building Code of
Australia.
(2)

This clause does not apply:
(a) to the extent to which an exemption is in force under clause 187 or 188, subject to the terms
of any condition or requirement referred to in clause 187 (6) or 188 (4), or
(b) to the erection of a temporary building, other than a temporary structure to which sub clause
(1A) applies.

(3)

In this clause, a reference to the Building Code of Australia is a reference to that Code as in force
on the date the application is made for the relevant:
(a) development consent, in the case of a temporary structure that is an entertainment venue, or
(b) construction certificate, in every other case.
Note. There are no relevant provisions in the Building Code of Australia in respect of temporary structures
that are not entertainment venues.
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Cl 98A EP&A Regs 2000: Erection of signs
(1) For the purposes of section 80A (11) of the Act, the requirements of subclauses (2) and (3) are
prescribed as conditions of a development consent for development that involves any building
work, subdivision work or demolition work.
(2)

A sign must be erected in a prominent position on any site on which building work, subdivision
work or demolition work is being carried out:
(a) showing the name, address and telephone number of the principal certifying authority for
the work, and
(b) showing the name of the principal contractor (if any) for any building work and a telephone
number on which that person may be contacted outside working hours, and
(c) stating that unauthorised entry to the work site is prohibited.

(3)

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

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

98B EP&A Regs 2000: Notification of Home Building Act 1989 requirements
(1) For the purposes of section 80A (11) of the Act, the requirements of this clause are prescribed as
conditions of a development consent for development that involves any residential building work
within the meaning of the Home Building Act 1989.
(2)

Residential building work within the meaning of the Home Building Act 1989 must not be carried
out unless the principal certifying authority for the development to which the work relates (not
being the council) has given the council written notice of the following information:
(a) in the case of work for which a principal contractor is required to be appointed:
(i) the name and licence number of the principal contractor, and
(ii) the name of the insurer by which the work is insured under Part 6 of that Act,
(b) in the case of work to be done by an owner-builder:
(i) the name of the owner-builder, and
(ii) if the owner-builder is required to hold an owner-builder permit under that Act, the
number of the owner-builder permit.

(3)

If arrangements for doing the residential building work are changed while the work is in progress
so that the information notified under subclause (2) becomes out of date, further work must not
be carried out unless the principal certifying authority for the development to which the work
relates (not being the council) has given the council written notice of the updated information.

98E EP&A Regs 2000: Condition relating to shoring and adequacy of adjoining property
(1) For the purposes of section 80A (11) of the Act, it is a prescribed condition of development
consent that if the development involves an excavation that extends below the level of the base of
the footings of a building on adjoining land, the person having the benefit of the development
consent must, at the person’s own expense:
(a) protect and support the adjoining premises from possible damage from the excavation, and
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(b) where necessary, underpin the adjoining premises to prevent any such damage.
(2)

The condition referred to in subclause (1) does not apply if the person having the benefit of the
development consent owns the adjoining land or the owner of the adjoining land has given
consent in writing to that condition not applying.

GENERAL CONDITIONS
1.

To ensure this development is consistent with Council’s consent, the development must take place
in accordance with the approved plans (bearing the Council approval stamp); and all other
documents submitted with the application, and subject to the consent conditions in this notice. In
the event of any inconsistency between the approved plans and the conditions of this consent, the
conditions shall prevail.
The approved plans are attached to this consent notice and are listed below:
Plan Drawer
Brian Watts Drafting
Services

Plan Numbers / Revision
Job No: 15-948-Velli, Sheets 1 to 5 inclusive and Strata
Plan shown on separate sheet 3 of 5, all amendment F

Date
4/7/16

ADVISING: Further consent may be required for any change, enlargement or intensification of the
premises or land use, including the display / erection of any new structure such as signage, partition
walls or building fit-out (unless the proposed work is exempt from the need for consent). Please
check with Council before commencement.
2.

Prior to works commencing on the site, the relevant Certifying Authority is to be provided with a
peg out survey confirming that the proposed development will be setback in line with adjoining
development, and be contained wholly within the boundaries of the property and not encroach
onto adjoining land.

3.

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

4.

All street trees are to be preserved and protected from any damage during all works in connection
with the development except where removal is separately approved by Council, to ensure the
continued amenity of the streetscape and to maintain public assets.
Street tree removal will require consideration of Council’s POL120 Urban Streetscape (Street
Vegetation) Policy and alternatives to street tree removal, or solutions and designs to minimise tree
removal, must be submitted. Where street trees are removed, compensation will be required in
accordance with a valuation calculated as outlined in the Draft Australian and NZ Standard
DR99307 – 1999 – Amenity Trees – Guide to Valuation.
Any approved tree removal shall be carried out by an appropriately qualified person (e.g. tree
surgeon) to avoid any risk to life or damage to property. This person shall have adequate public
liability insurance cover.

5.

The owner/s of the property are to give Council written notice of the intention to commence works
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and the appointment of a Principal Certifying Authority (if the PCA is not Council) at least two days
before the proposed date of commencement, in accordance with clauses 103, 103A and 104 of the
Environmental Planning and Assessment Regulation 2000. Such notice is to be given using the form
enclosed with this consent.
6.

A Construction Certificate must be obtained before the work commences, in accordance with
Section 81A of the Environmental Planning and Assessment Act 1979.

7.

Council is to be notified of any proposal to relocate any buildings from the site before the
commencement of such work, to allow Council to protect public infrastructure from potential
damage during the removal of the building/s.
ADVISING: A separate application will be required for the placement of a building within the Council
area.

BEFORE RELEASE OF CONSTRUCTION CERTIFICATE
8.

The plans accompanying the Construction Certificate are to demonstrate compliance with the
Building Code of Australia. Plans are to be submitted to the Principal Certifying Authority for
authentication of BCA compliance and issue of a Construction Certificate.
Note - Should the configuration of the building be modified as a result of achieving BCA compliance,
the plans accompanying this development consent must also be modified.
The Building Code of Australia, part of the National Construction Code series, is now available online
at abcb.gov.au

9.

The preparation of an Erosion and Sediment Control Plan (ESCP) and accompanying specifications
for the construction phase of the works, prepared by a suitably qualified/experienced person and
based on the Landcom manual “Soils and Construction, Managing Urban Stormwater, Vol 1 4th
Edition, March 2004”, shall be lodged for approval of the Certifying Authority with the application
for a Construction Certificate for the development.
The approved ESCP controls shall be implemented, inspected and approved prior to the
commencement of any site works and maintained for the life of the construction period and until
revegetation measures have taken hold. The ESCP shall include, but not be limited to:
•

Provision for the diversion of runoff around disturbed areas;

•

Location and type of proposed erosion and sediment control measures;

•

Location of and proposed means of stabilisation of site access;

•

Approximate location of site sheds and stockpiles;

•

Proposed staging of construction and ESCP measures;

•

Clearance of sediment traps on a regular basis and after major storms;

•

Proposed site rehabilitation measures, including seeding of all bare un-grassed areas and
turfing where erosion or scouring is likely to occur;

•

Standard construction drawings for proposed erosion and sediment control measures.

ADVISING: Failure to take effective action may render the developer liable to prosecution under the
Attachment 1

Page 34

Attachment 1

S79C Report to Council

NSW Protection of the Environment Operations Act.
10. A stormwater detention system is to be designed to ensure the post-development flow from the
detention basin is to be no greater than the pre-development flow from the catchment. Storm
events to be provided for are the 1% Annual Exceedence Probability (AEP), 5% AEP and 20% AEP.
Details to be provided to the relevant Certifying Authority for approval before the issue of a
Construction Certificate for the development.
11. An all-weather, nuisance-free surface for pedestrians and vehicles is to be provided throughout the
site, including parking areas and driveways.
The surface shall be provided with effective edge support / drainage control and landscaped areas
adjacent to kerbing to be self-draining to the kerb.
Car parking facilities, including all internal parking and manoeuvring areas, are to be designed and
constructed in accordance with Australian Standards AS/NZS 2890.1 (current edition): Off-street
car parking, AS/NZS 2890.2 (current edition): Off-street commercial vehicle facilities and AS/NZS
2890.6 (current edition): Off-street parking for people with disabilities, and Council’s Development
Control Plan 2012.
Details are to be provided to the relevant Certifying Authority for approval before the issue of a
Construction Certificate for the development.
ADVISING: Bitumen sealed compacted gravel pavement or reinforced concrete to the standards set
out in the Department of Housing Road Manual, 1987, will satisfy the above requirement.
Alternatively, segmental paving may be used provided it is installed as part of a pavement design in
accordance with the Cement & Concrete Association of Australia's "Guide to Design and
Construction" for Interlocking Concrete Road Pavements, July 1986.
12. The owner is required to pay a contribution towards water and sewer infrastructure provided by
Council for the benefit of this site in accordance with Council’s Development Servicing Plan for
Water and Sewerage.
Upon payment of the required contribution or completion of appropriate arrangements for
payment, which must be made before the issue of the Construction Certificate, Council will issue a
Certificate of Compliance, pursuant to s.64 of the Local Government Act 1993, and Division 5 of
Part 2 of Chapter 6 of the Water Management Act 2000.
ADVISING: At the date of determination the applicable contributions are $16,082.00. Please be
advised that contributions are indexed annually at the end of each financial year. Contributions
applicable at the date of payment can be reviewed on the ‘On-line Services’ on Council’s website.

Attachment 1

Page 35

Attachment 1

S79C Report to Council

13. For all construction work required on Council road reserves (eg. vehicular footpath crossings
utilities and stormwater work, footpath paving, kerb and gutter etc.), the Applicant is to submit an
Application to Council as the roads authority pursuant to s138 of the Roads Act 1993 and obtain
approvals for all such proposed work.
These Application(s) must be approved prior to the issue of a Construction Certificate, to ensure
that pedestrian and vehicular safety during construction has been addressed and that the work
meets Council’s relevant Engineering Code and other design standards for work in road reserves.
The proposal which will involve work/activity over public land, is to be protected by public liability
insurance with a minimum cover of $10 million, or such other amount as may be advised by
Council.
ADVISING: Segmental paving may be used on footpath areas provided it is installed as part of a
pavement design in accordance with the Cement & Concrete Association of Australia's "Guide to
Design and Construction" for Interlocking Concrete Road Pavements, July 1986.
14. The proposed development is to be landscaped to enhance its appearance and provide shade and
environmental benefits.
In this regard, significantly dense landscaping of the development within the site to a minimum of
50% of the area forward of the building line and around the proposed visitor car space is to be
undertaken to help visually integrate the development within the local environment. The visitor car
space is to be setback a minimum of 2 metres from the southern boundary of the site with this
area between the car space and boundary being extensively landscaped.
The landscape plan needs to include some vertical elements within the design such as a mix of
small/medium deciduous & non deciduous trees (<5m) that will grow once established to a height
consistent with the bulk and scale of the buildings and substantially dense plantings are to be
undertaken along the street frontage to soften the proposed development when viewed from the
street. Some suitably advanced trees/vegetation are to be included in the landscaping plan and
planted prior to the issue of a final occupation certificate to help integrate the units within the
streetscape immediately on completion of the development. Proposed new landscaping/plantings
should be suitable for the locality and that will grow once established to a height consistent with
the bulk and scale of the buildings.
Details to be indicated on a landscape plan to the satisfaction of the Certifying Authority before the
issue of a Construction Certificate for the development. Landscaping plans to indicate the proposed
species to be used (which must be appropriate for the New England climate), height and spread at
maturity, and a specification for soil preparation, drainage, weed control, watering, fertilising and
general maintenance during establishment.
New tree planting to be a minimum of 3m horizontal distance from the line of buildings or
underground services to reduce risk of future damage by limbs, roots, etc. Approved landscaping is
to be maintained at all times to the satisfaction of the Director Sustainable Planning and Living or
nominee.
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15. A site fencing plan is to be provided to the satisfaction of the relevant Certifying Authority prior to
the issue of a Construction Certificate for the development. In this regard, the following type of
fencing is to be used along the specific boundaries of the site:
Fencing along the eastern and northern boundaries of the site is to be selected in consultation with
the respective adjoining property owners with no restriction on the type of materials used along
these specific boundaries, subject to agreement of all parties. Fencing along the eastern boundary
of the site is to be erected generally in accordance with the approved site plan, Sheet 3 of 5
amendment F and dated 4/7/16, which provides for a recess in the fence line of 500mm off the
eastern boundary of the site to allow for continued access to the western elevation of 91 Jeffrey
Street in perpetuity. Maximum height of fencing behind the building line must not be greater than
1.8m and must transition down in front of the building line to no greater than 1.2m in height.
Any fencing along the western boundary of the site adjoining the Heritage Item located on 95
Jeffrey Street is to be timber paling, similar to existing, and must not be colourbond, to minimise
any adverse impacts on the Item from modern unsympathetic types of fencing. Height of fencing
along this boundary must not be greater than 1.8m above ground level and again transition down
to 1.2m in height in front of the building line.
Fencing along the front/southern boundary of the site adjacent to the Jeffrey Street road reserve is
to be undertaken to provide some common detailing along the frontage of the site and provide
some integration within the streetscape. Fencing along the southern boundary of the site must not
be greater than 1.2m in height and be of an open timber picket type construction, similar to that
adjoining the site.
16. The external colour scheme along with proposed materials and their finishes, which are to be non
reflective in nature and of neutral/natural tones, are to be selected to sympathetically integrate
and blend with the surrounding character of the streetscape and in particular adjoining Heritage
Item.
Particular attention is to be given to the materials/colours and finishes to Unit 1. In this regard, the
southern and western elevations of unit 1 are to be of a render finish and painted a neutral tone to
help integrate the development within the established streetscape. Additionally, timber framing as
opposed to aluminum material is to be used around all windows and door frames along these
elevations of unit 1 and stained in a natural wood finish rather than painted.
As such, a schedule of colours and details of materials and finishes for the development are to be
submitted for the approval of the relevant Certifying Authority before the release of the
Construction Certificate, to ensure that the buildings are visually integrated with its environment.
ADVISING: In this regards it is recommended that reference be made to the book “Colour Schemes
for Old Australian Houses” by Ian Evans, Clive Lucas and Ian Stapleton.
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17. The submission of a detailed Construction Management Plan for the approval of the relevant
Certifying Authority, prior to the issue of a Construction Certificate for the development, to ensure
that work is undertaken safely and to minimise nuisance to the surrounding area during all
construction/work on site. This Plan shall include, as a minimum, provision for:
•

Site access for construction vehicles and equipment.

•

Storage and removal strategies for construction wastes.

•

Construction Traffic Management Plan.

•

Provision of sanitary amenities and ablution facilities for employees.

•

Dust suppression.

•

Asbestos management and disposal methods and preventing impacts on adjoining
properties from any dust particles.

•

Control of noise arising from the works in accordance with the requirements of the
Protection of the Environment Operations Act 1997 and guidelines contained in the New
South Wales Environment Protection Authority Environmental Noise Control Manual.

•

Fencing and security details, including site hoardings to be provided, safeguarding both
contractors and the public while works are being carried out on any public footpath areas.
Contractor should endeavour to minimise disturbance to pedestrian / vehicle traffic in the
vicinity of the site.

•

Public footpath being protected from any damage while work is being carried out.

•

Details of all construction-related signs.

•

Careful management of construction activities to prevent any contaminant discharge from
the site (including oils, fuels, paints or chemicals), particularly with respect to excess
concrete or concrete truck washings.

•

Location of all public utility facilities and methods of protecting them

Method of support to any excavation adjacent to adjoining properties, or the road reserve.
18. Approval is required from Council for the following activities pursuant to Chapter 7, Section 68 of
the Local Government Act 1993 and the Plumbing and Drainage Act 2011 and Regulations 2012:
•

Water supply work: Please note that in this regard it is advised that the existing water
service , servicing the existing dwelling will be inadequate to provide a satisfactory service
for 3 dwellings on the subject site and a new service crossing will need to be brought to the
site from the southern side of Jeffrey Street via under road crossing,

•

Sewerage work,

•

Plumbing and Drainage (including roof drainage),

•

Stormwater drainage work ,

•

Installation of a domestic oil or solid fuel heating appliance, other than a portable
appliance.

Approval must be obtained prior to the issue of a Construction Certificate for the development.

Attachment 1

Page 38

Attachment 1

BEFORE RELEASE OF SUBDIVISION CERTIFICATE FOR THE STRATA SUBDIVISION

S79C Report to Council

OF THE UNITS

19. An Application for a Subdivision Certificate is to be submitted to Council with three (3) copies of
the Title Plan.
Details of any staging, compliance with relevant consent conditions, and all required easements,
positive covenants and restrictions as to user are to be included on the documentation submitted
for a Subdivision Certificate for the subject lots, to ensure that the relevant consent requirements
are addressed.
Advising for new urban allotments: Council's Policy 134 - Sustainable Domestic Energy Use and
Local Air Quality - seeks to minimise the impacts of smoke emissions from solid fuel heaters on
community health. Accordingly, the developer is invited to consider imposing “smoke free”
covenants on new allotments, which would preclude future owners from installing solid fuel heaters
on these properties. For further advice please contact Council's Planning or Environmental Health
staff.
20. Separate water meters are to be provided to each unit and any common property in accordance
with Clause 152 of the Local Government (General) Regulation 2005 prior to the issue of the
Subdivision Certificate.
21. Prior to the issue of a Subdivision Certificate, arrangements are to be made for separate electricity
meters for each unit to ensure secure service for each unit.
22. Prior to the release of the Subdivision Certificate, visitor car parking on the site is to be signposted,
in accordance with Chapter 3.1 of Council’s Development Control Plan.
23. Prior to the release of the Subdivision Certificate, all landscaped areas adjacent to each of the units
are to be incorporated within the Private Open Space areas of those units. In this regard, the
landscaped area within the front setback area of the development, between the southern
elevation of Unit 1 and the southern boundary of the site, is to be incorporated within the garden
area of this unit, to ensure that this area of the site is attributed within a unit area rather than
being left as common property.
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DURING CONSTRUCTION
24. No storage of building materials, soil or equipment is to occur on Council's property or roads
without the written consent of Council’s Civic and Recreational Services Manager or nominee. No
unfenced, potentially dangerous activity or material to be located in close proximity to the street
boundary or pedestrian walkway adjoining the site. No unsupervised transit of plant, equipment or
vehicles across public areas or other obstruction of those areas is permitted.
25. Effective dust control measures to be maintained during construction to maintain public
safety/amenity and construction activities are to be restricted solely to the subject site.
ADVISING: Failure to take effective action may render the developer liable to prosecution under the
NSW Protection of the Environment Operations Act.
26. Materials must not be burned on-site. All waste generated on site must be disposed of at Council’s
Waste Disposal Depot or Waste Transfer Station, to protect the amenity of the area and avoid the
potential of air pollution.
27. Any fill which is placed on the site shall be free of any contaminants and placed in accordance with
the requirements of AS 3798 (current edition) Guidelines on Earthworks for Commercial and
Residential Developments. The developer’s structural engineering consultant shall:
• identify the source of the fill and certify that it is free from contamination; and
classify the area within any building envelope on any such filled lot in accordance with the
requirements of "Residential Slabs and Footings" AS 2870.1 (current edition).
28. Excavations and backfilling must be executed safely and in accordance with appropriate
professional standards and be properly guarded and protected to prevent them from being
dangerous to life or property.
If the soil conditions require it, retaining walls associated with the erection of the building or other
approved methods for preventing the movement of the soil must be provided, and adequate
provision must be made for drainage.
Any proposed retaining wall is not to impede overland stormwater flows from adjoining properties.
Provision is to be made within the site to redirect stormwater at ground level from the rear of the
retaining wall to a legal point of discharge, to protect the site and adjoining property from the
effects of flooding.
ADVISING: Should excavation identify any Aboriginal objects or European relics you will be required
to cease work and follow the relevant procedures in the National Parks and Wildlife Act 1974 or the
Heritage Act 1977. Further details are provided under the heading ‘ADVICE’ in this consent.
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29. Roof and surface stormwater from paved and impervious areas is to be collected and directed to a
legal point of discharge via the approved on-site detention system, to protect the site and
adjoining property from effects of flooding. Relevant work to be carried out immediately once the
roof and guttering is installed.
The section of pipe in the Council footpath should be a class 15 PVC or ductile iron material to
avoid compression and subsequent damage to the pipe over time.
30. Provision of a grated catch drain or inlet pit adjacent to the driveway at the property boundary,
with piped water discharged to Jeffrey Street, to provide effective stormwater drainage from the
development and to protect other property.
31. Lighting is to be provided to pedestrian ways, dwelling entries, driveways and carparks to ensure a
high level of safety and security for residents and visitors at night. Lighting is to be designed to
minimise light entering adjacent dwellings, to ensure the amenity of adjoining properties is
maintained.
32. Toilet facilities are to be provided at, or in the vicinity of the work site, at the rate of one toilet for
every 20 persons or part of 20 persons employed at the site. Each toilet provided must be
connected to an accredited sewage management facility approved by the council or some other
sewage management facility approved by the council.
33. Should Council be appointed the Principal Certifying Authority for the building work, at least 2
days’ notice is to be given to enable the following inspections to be undertaken:
In the case of Class 1 or 10 buildings (houses, additions, sheds, etc)
•
•
•
•
•
•

after excavation of, and before the pouring of the first footing
prior to pouring any in-situ reinforced concrete building element
before covering the framework for any wall, roof or other building element
before covering waterproofing in any wet area
before covering any stormwater drainage connections
when the building work is completed and before an occupation certificate is issued

These are identified as ‘critical stage inspections’, mandatory inspections pursuant to Section 109E
of the EP&A Act 1979. Please note that an Occupation Certificate cannot be issued for a
development where a critical stage or other nominated inspection has not been carried out.
The following inspections are to be carried out only by Council as the Water and Sewer Authority,
at the following stages of development:
•
•

underfloor drainage, before covering (under hydrostatic test), and
when the building work is completed, including stormwater disposal.
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34. Under-road conduits are to be provided to cater for electricity, telecommunications, gas supply or
other underground utility services. Utility crossings of public roads are to be under-road bored and
Council’s Roads Manager advised of the intention to commence work at least 48 hours in advance.
The developer and its agents are responsible for ascertaining the location of existing underground
services before commencing work. Any damage to existing services or to the road construction is to
be made good at the expense of the developer.
35. The uppermost layer of the soil profile (top soil) is to be retained on site, stockpiled and
surrounded at its base with silt fencing to ensure that the topsoil is maintained in a satisfactory and
reusable condition. Stockpiles are to be limited in height to 3 metres and located in a position not
visually prominent from public places. Areas within the development not otherwise built on are to
be left with not less than 100mm of topsoil with grass or other landscaping established, to provide
an aesthetically pleasing development within the streetscape.
36. A hoarding or fence must be erected between the work site and any public place if the work is
likely to cause traffic (pedestrian or vehicular) in a public place to be obstructed or otherwise
inconvenienced. The erected hoarding is to comply with AS 4687 (current edition) Temporary fencing and hoardings to sufficiently prevent any substance from or in connection with
the work falling into the public place. The work site must be kept lit between sunset and sunrise if
it is likely to be hazardous to persons in the public place. The hoarding, fence or awning is to be
removed once the work has been completed.
37. The hours of building work are to be restricted to between 7.00am and 6.00pm on Monday to
Friday and 8.00am to 1.00pm on Saturdays, to maintain the amenity of the locality.
Any proposed building work to be undertaken outside these hours or on Public Holidays must be
the subject of prior written agreement from Council - consideration may be given to special
circumstances and non-audible work if applicable.
ADVISING: Breaches of this condition may result in the issuing of a Penalty Infringement Notice or
prosecution.
38. All demolition is to be carried out in accordance with AS2601 – Demolition of Structures, to ensure
the work is undertaken safely and as required pursuant to the Environmental Planning and
Assessment Regulation 2000 and Work Health and Safety (WHS) Regulation 2011.
ADVISING: Further information regarding asbestos can be found at the SafeWork NSW
website: www.safeworkaustralia.gov.au/sites/swa/whs.../asbestos/pages/asbestos
Specific information on demolition work
is
http://www.safeworkaustralia.gov.au/sites/swa/whsinformation/licensing/demolition/pages/demolition
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BEFORE OCCUPATION / WHEN WORKS ARE COMPLETED
39. An Occupation Certificate must be obtained before the approved use commences, in accordance
with the Environmental Planning & Assessment Act 1979 and to ensure the health and safety of the
building’s occupants.
ADVISING: Failure to obtain an Occupation Certificate is an offence under the legislation (Penalties
do not apply to uses detailed in 109M and 109N; i.e. crown projects, or as detailed for certain
temporary structures).
40. The property and unit numbers are to be provided in a visible place on or near the entrance for the
convenience of visitors, emergency services and postal services prior to the issue of a Final
Occupation Certificate. Numbers shall be 100mm high x 50mm wide (minimum) and of a colour
contrasting with the surface to which they are affixed.
41. Completion of new vehicular footpath crossing(s) in accordance with the Roads Act approval issued
by Council in connection with the project, before the issue of an Occupation Certificate, to ensure
the availability of effective all-weather access to the site and a safe and nuisance-free surface over
Council's footpath.
42. All conditions of this consent requiring any of the following to be carried out:
• Earthwork,
• Stormwater drainage work,
• Landscaping work to be completed in accordance with the approved plan,
• Site fencing to be completed in accordance with the approved plan,
• Erosion and sedimentation control work,
• Excavation work,
• Structural work,
• Work associated with driveways and parking bays, including pavement and finishing,
• Any matter that relates to the external finish of a building,
are to be satisfied and inspected by the relevant Certifying Authority, before the issue of the
relevant Occupation Certificate for the development.
43. Prior to the issue of a Final Occupation Certificate for the development, provision for a right of
access minimum 500mm in width is to be placed on the Title of Lot 45 DP 749898 to benefit Lot 35
DP 557448. The easement is to extend for the length of the western wall of the dwelling erected on
Lot 35 DP 557448 and extend a further distance of minimum 500mm past the north western and
south western corners to allow access to this area from either the front or back yard of Lot 35 DP
557448.
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OPERATIONAL MATTERS
44. Any lighting used on site in connection with the development is to comply with AS 4282 (current
edition) – Control of the Obtrusive Effects of Outdoor Lighting, to protect the amenity of the
locality.
45. All vehicles are to enter and leave the site in a forward direction, to ensure traffic/pedestrian
safety. No vehicles larger than a small rigid vehicle are to enter the site, given the inadequate
manoeuvring area available for larger vehicles and to prevent interference with the use of the
public road by other vehicles and pedestrians.
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ADVICE
In the event that Aboriginal artefacts are identified on the site during development through earthworks
or construction, the Applicant shall contact the National Parks and Wildlife Service (NPWS – part of the
Office of Environment and Heritage) and cease work in the relevant location pending investigation and
assessment of its heritage value by NPWS and the relevant local Aboriginal groups.
A ‘Consent to Destroy’ Application under section 90 of the National Parks and Wildlife Act 1974 must be
submitted and issued by the Director-General of National Parks and Wildlife for any Aboriginal
archaeological sites that are to be damaged or destroyed as a result of any development. The Applicant
shall consult with the relevant local Aboriginal groups and to the satisfaction of the NPWS prior to any
‘Consent to Destroy’ Application being submitted.
For further information see the NPWS Code of Practice for Archaeological Investigations in NSW:
http://www.environment.nsw.gov.au/licences/archinvestigations.htm
In the event that any relics, being any deposit, artefact, object or material evidence that:
(a) relates to the settlement of the area that comprises New South Wales, not being Aboriginal
settlement, and
(b) is of State or local heritage significance,
are identified on the site during development through earthworks or construction, the
Applicant/developer shall notify the NSW Heritage Council as required under s.146 of the Heritage Act
1977, as well as the Armidale Dumaresq Council, of the find and await further advice before proceeding
with the development.
Certain modern energy installations (eg. photovoltaic systems, solar hot water, wind energy
installations) may require Council's consent under current planning legislation.
If you are planning on installing such technology as part of this project, please consult with Council's
Development Control Unit to confirm whether development consent is required.
Any air conditioning condenser or heat pump installed as part of this project is to 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, to protect the amenity of the locality.
It is your responsibility to ensure you don’t install a unit that bothers your neighbours. Make sure you
discuss noise impacts with your designer or installer. This is enforced through the Protection of the
Environment Operations Act 1997. Notices and penalties apply.
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Administrator Governance Action Checklist – First 30 Days
The following checklist contains detailed governance actions to support the implementation of new councils
during the first 30 days. The focus is on tasks to be led or determined by the Administrator.
The Administrator should work closely with the interim General Manager to ensure these tasks are
completed as early priorities for the new council.
Governance action

Completed

Determine date for first meeting of council and arrange for it to be advertised

Yes

Lodge disclosure of interest form

Yes

Determine business address and contact details for new council

Yes

Prepare a new schedule of council and committee meetings

Yes

Hold a meeting of council

Yes

Adopt the following at a meeting of council:
 Schedule of council and committee of council meetings
 Revised delegations
 Media protocols
 Review of membership of advisory committees and committees established under
Section 355 of the Act, if necessary
 Adoption of membership and terms of reference for the LRC
 Adoption of membership and terms of reference for the IAG
 JRPP nominations, if necessary (Joint Regional Planning Panel)
 Nominations of members to other major regional and local bodies
 Interim Executive Team structure
 Appointment of auditor

Yes (excluding
adoption of
IAG, which is
not
compulsory)

Seek a list of all major community events scheduled in each of the former council areas and
work with the interim General Manager to agree who will attend major events

Yes

Ensure new schedule of council and committee meetings is being appropriately advertised

Yes

Write to all key community groups and partners

Yes
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Capital Expenditure Review - Kolora Homes Proposal

5.3
Ref: GINT/2015/01210
Capital Expenditure Review - Kolora Homes Proposal
General Manager

1. Kolora Projections April 2015
2. Capital Expenditure Review Timeline 2015

Introduction:
This report is based on guidelines provided for proposed Capital Expenditure by councils under
Section 23A of the Local Government Act, 1993. It should be used to determine if Council wishes
to proceed with the construction of a new aged care facility, originally tabled in 2011.
Report:

1.
OUTLINE THE PROPOSED PROJECT
The proposed project is the construction of a new Aged Care Facility for the community of
Guyra. This facility will be purpose built and will be constructed on a ‘greenfields’ site located
next to the town’s multi-purpose hospital and doctors surgery. The intention of the project is to
replace the existing facility (known as Kolora Homes) and provide for ten extra beds, which will
allow for ‘high needs’ residents. The overall goal of this project is to achieve a new facility with
extra capacity, at a site that allows for a ‘one-stop-shop’ for the town’s medical facilities. A new,
modern facility will also alleviate the ongoing compliance issues associated with the old
outdated facility.

2.
JUSTIFY THE NEED
Kolora Homes was established in 1980 by a pro-active local community group and was built in
several stages as a result of fundraising efforts from the group. Council then took over the
management of the facility and has continued to provide this service ever since. The expectation
of the community is that we retain this asset in Guyra, and continue to provide high quality
residential aged care. Anyone that is assessed as meeting the requirements for aged care is able
to reside in the facility and potential residents are not discriminated against, according to their
ability to pay.
As we have managed Kolora for almost forty years, Council’s ten year Community Strategic Plan
allows for the continued day to day management of Kolora. The move to construct a new facility
is also outlined in Council’s Community Strategic Plan and Asset Management Plan. The
construction project is expected to start this financial year and is incorporated into our 20142015 Capital Budget.
This project was first considered by the Council in May 2011, when Council resolved to support
the Aged Care Advisory Committee recommendation that the scope of the Deed of Agreement
for a $1.5m grant from the Federal Government, be varied to construct a new facility rather
than refurbish the existing facility. Council then accepted a tender for the design in February
2012 and passed a resolution to purchase a parcel of land from Hunter New England Area
Health Service in October 2012.
Since then there has been a number of changes in senior staff, which has meant that the project
has been delayed. As this capital project is significant for a Council of our size, each change of
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staffing and subsequent review, has resulted in further information/ investigation of alternatives
to be considered. Since 2011, Council has thoroughly investigated three different options, the
first being to build the facility ourselves, the second to renovate the old facility and thirdly
consider a merge of this business activity with a Not-for-Profit organisation. Attached is a
timeline of events that have occurred since 2011 to where we are today.
Early last year and as a result of a due diligence review, Council’s preferred option was to
investigate the possibility of an amalgamation of Kolora with a Not-for-Profit (NFP) entity
(Option 3). Under this proposal the new facility would be built and operated by the NFP. Council
would contribute the land and provide funding by way of organising the transfer of federal
grants. We would also make available funds currently held by Council for future capital
improvement of Kolora (approx. $1m). Unfortunately there was substantial government
requirements/conditions associated with the success of a merger and in the end the project was
abandoned by the NFP, as the process and time involved did not fit within normal commercial
practices. This was obviously very disappointing, but at the risk of losing substantial federal
grants and the resources already invested, it was important to reassess our options. The option
of renovating the old facility has always been considered the least favourable option, as it does
not make full use of the federal funding and the existing site; i.e. block of land is limited in
design options for an extension. With this in mind, option one (build the facility ourselves),
seemed the obvious choice for revisiting. The first step being to provide Council with updated
financial costings for construction and an analysis of how the project would be funded in its
entirety. Council was presented with this at a workshop in April this year and the general
consensus was that the capital project is now considered a much lower financial risk than it was
in 2013 (there have been some financial transactions that have taken place in the last twelve
months, that will reduce the amount of borrowing we need to make and therefore the financial
viability of the capital project is improved).
The continuation of the project under this option, would also achieve all of the objectives
originally intended, which are as follows:
Alleviate the compliance and accreditation issues of the old facility;
Continue to provide quality aged care services;
Provide a ‘one stop’ shop for the towns medical facilities; and
Provides a long desired asset for the community, with minimal contribution from Council.

3.
ASSESS THE CAPACITY OF COUNCIL
Given that the original plans for new facility were completed in 2012, it was prudent for Council
to complete a review of the design, for efficiencies and functionality in today’s ‘Aged Care’
environment. The original plans had been designed based on a low care facility, with a
‘dementia’ or high care wing. This style of design is now considered to be not as effective, as it
was when the plans were originally drawn up, with more and more facilities finding the
integration of low and high care patients a more efficient style of management. It also provides
for more efficient and cost effective staffing and is best practice for dementia care design.
The review of the design was carried out by an independent private consulting firm called
Ageworks. Further to this, Council has also sought the advice of the architect (Havenhand and
Mather, Mr Derek Moses) and he is in agreement of the changes needed for more effective
management. It is both his advice and that of Ageworks, that a change to the design, whilst
being a cost to Council (redraw of plans), will be a saving overall in both construction cost and
ongoing operational costs.
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It has been our advice that we do not need to re-tender for the construction, as the proposed
redesign is not a substantial change, from a building construction point of view. An updated
quotation, with the changes will however be necessary.
Council has several qualified personnel who are able to oversee this project to completion, once
the new plans have been drawn. We have already nominated a staff member, who is a suitably
qualified project manager. This manager has been involved in all aspects of the project thus far,
including discussions and consultation regarding the plans, land acquisition, liaison with the
builder etc. We also have access to internal specialist planning staff, who have confirmed that
the construction of the facility will comply with the ‘Environmental Planning and Assessment
Act’ and other relevant acts and legislation.
The project is estimated to take 40 weeks to complete, which will have the project completed by
the end of June 2016. Council will develop a Project Control Group to monitor and report on the
projects progress throughout the 40 week construction and other Council specialist staff in our
development and regulatory control team will also assist as and when required. The timeline is
expected to be as follows:
1.
2.
3.
4.
5.
6.
7.
8.

Council to make final decision on project
Finalise purchase of Land with HNEH
Finalise Architectural Plans
Update on Construction Cost
Sign Contract for Construction
Obtain loan funds
Construction to Commence
Completion of construction and fit out

27th April, 2015
Completed
30th June, 2015
15th July, 2015
31st July, 2015
31st July, 2015
31st August, 2015
31st July, 2016

After construction is completed, Council will rely on the advice of Council engineering/ project
management staff and the steering committee for future capital improvement. It is not
expected that any capital improvement will be necessary within the first 12 months. The life of
the asset from an asset management point of view is 50 years, yet in terms of aged care
effective use it is 25 years. Council will need to consider whether they want to fund the
depreciation on this asset on an annual basis to expand it’s useful life, or to do one off capital
improvements, as required by compliance regulations, asset condition tests etc.
Kolora Homes already has a steering committee that conducts regular meetings and reports
back to Council on any concerns or recommendations. This committee is made up of Council
staff, health professionals, and interested community representatives. Council will continue to
engage with the community via this committee as the relationship has proved effective.

4.
PRIORITIES
Council expects to fund this project initially from the following sources:
Total

Federal grants
Kolora Reserves
Proceeds from the recent sale of Council asset
Kolora Bonds (to be repaid)
Loan funding
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As shown, Council needs to borrow $1,125,907 initially to fund the project. We have received a
quote from Council’s bank and the interest rate quoted is 4.78%. The term of the loan will be 15
years (which is the maximum for a commercial loan), making the loan repayments approx.
$106,800 per annum. This loan repayment is a lot less than we had budgeted for in our long
term financial plan due to funds being available from the recent sale of a Council asset, and the
availability of ‘bonds’ to offset borrowings. This alleviates interest expense and will be repaid to
cash reserves (where bonds are currently held), once Council disposes of the old facility. Based
on valuations received we expect to sell the old facility for approx. $1.5 million, which will be
adequate to cover the use of the bonds and can also be used to make a lump sum repayment off
the loan.
As Kolora is currently treated as a separate business unit, within our general fund, it is expected
that we will need to use other general fund monies to subsidise the loan repayments (in the
short term, until the old facility is sold), by approximately $140k.

5.
ALTERNATIVES
As mentioned earlier in this paper, Council has been considering this project since 2011 and has
thoroughly investigated each and every option available (see attached timeline of events). We
have now got to the point where building the facility ourselves is the only viable alternative, to
achieve our objectives, within the designated timeframes.
The consequence of not proceeding with this proposal will be as follows:
• We will not be able to have a new facility at a location that is in sync with the rest of the
towns medical facilities.
• We will not be able to service ‘high needs’ residents and indeed we will not be able to
accommodate 10 extra residents.
• We will have to continue to operate our service in a building that is more costly to
operate on an annual basis, due to an outdated design and subsequent add-ons that
have occurred over the last 17 years.
• The quality of our service is at risk of being downgraded due to building issues that
cannot be rectified i.e. there is a significant cost to bring the existing building to 9C
compliance, which is required by 1st March, 2016. Council has engaged an independent
specialist Mr Peter Chenoweth to assess the old facility for upgrading to 9C compliance
and he has provided a cost estimate of $950k.
• The opportunity cost of not being able to sell off our old facility, which is attractive to
investors within the town, given the tomato industry and the need for low cost
accommodation for seasonal overseas workers.

6.

FINANCIAL IMPLICATIONS

Per the guidelines the ‘whole of life’ project costs can be summarised as follows:
Cost of Project
Purchase of Land
Construction Cost
Furniture & Fittings
Total Cost of Project
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Project Funding
Department of Health & Ageing Grant
Federal Dementia Wing Grant
Kolora Reserves
Kolora Bonds (to be repaid)
Sale of Council Asset (Truckstop)
Loan Funding
Total Funding

$1,502,400
$ 500,000
$1,374,000
$ 755,000
$1,000,000
$1,125,907
$6,257,307

Ongoing Costs (annually)
Depreciation
Loan Repayment
Total Ongoing Costs

$ 235,000
$ 106,800
$ 341,800

The project cost estimate does allow for cost overruns and therefore we do not expect to
exceed the cost summary shown above. As mentioned earlier Council will establish a Project
Control Group – PCG, to monitor and control the project, which will decrease the risk of project
costs increasing.
It should also be noted that the Council obtained ministerial approval to borrow funds for this
project in 2012.
As part of our assessment of continuing with the project under option one, we have assessed
the ongoing operational costs of running Kolora into the future. Attached is a financial analysis
of the current cost of running the existing 22 bed facility, in comparison to the estimated cost of
operating a new 32 bed facility, under the new design; also comparing the cost of adding 10
beds to the existing facility. This analysis was prepared by an independent accounting firm,
Thomas, Noble, and Russell.
The independent projection of the existing 22 bed facility for 2015, is a loss of $284K. The new
facility is predicted to incur a loss (in the first year of operation) of $420k and a revamped old
facility with 10 extra beds would make a projected loss of $548k. We do however, expect to sell
the old facility within 1-2 years (and therefore payout the loan) and therefore the loss is reduced
to $315k (new facility) and $442k (revamped facility), as shown in the attachments. We have
also conducted a financial analysis on the operational cost difference, between the original
design of the new facility and the proposed new design (as advised by Ageworks) and the
difference is between 10% and 15% more costly per annum, under the old design.
Given that the new facility will provide modern resources that are at the technological forefront,
we will market our facility to make the most of being in the advantageous position of having the
newest facility in the northwest region. Through our marketing strategy we also hope to attract
residents and families from elsewhere in the region, as we will have a facility that has the ability
for residents to ‘age in place’ i.e. move from low to high care within our facility. Most facilities in
our region are older services, that have not been updated for ‘ageing in place’ compliance and
therefore rural residents who are deemed ‘high care’ have always had to move to local hospitals
for care.
Kolora has run as an important part of Council activities for the last 37 years, without any
detrimental effect on other Council services. After conducting a thorough financial assessment
of the project, we believe that we will have to contribute further Council resources, to fund
expected losses until the loan is extinguished and/or occupancy is at peak (catchment research
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shows that there will be increased demand for aged care in our region over the next 20 years,
‘Regional Analysis: Guyra NSW Catchment’ provided by The Wise Agency Pty Ltd. Council has
recently surveyed our community reference group, highlighting the loss/ subsidisation from
General fund, if the project proceeds. The results were overwhelmingly in favour and therefore
it is clear that the community wants this project/service as a priority. Given this, we are
confident in our belief that we are able to continue to discharge our charter of obligations to
provide adequate, equitable and appropriate services and facilities to the community with the
inclusion of this project in our future vision for Guyra.

PUBLIC CONSULTATION
Council has consulted with the public on numerous occasions regarding this project, a summary
of methods used to inform the broader community are as follows:
•
Newspaper Articles
•
Consultation with Kolora Steering Committee.
•
Reference Group Meetings on Strategic Direction of Council
•
Public Meetings
•
Informal meetings with interested small groups and individuals
•
Radio Interviews
•
Incorporation of project into public plans and documents
The reaction of the community to this project has been positive with almost no negative
feedback received.
Financial Implications:
No funding applications were considered.
Environmental Implications:
Not applicable.
Policy Issues:
No policies were presented at this meeting
Integrated Planning and Reporting Issues:
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Social Implications:
Not applicable.
Risk Management Issues:
Not applicable.
Legal Issues:
Not applicable.
RECOMMENDATION:
For Councils immediate consideration and endorsement.
a) That Council delegate authority to Mayor and General Manager to continue
negotiations for plans to be redrawn by Havenhand and Mather in response to advice
received from Ageworks.
b) That Council delegate authority to Mayor and General Manager to have the ‘new plans’
requoted by the previously successful construction tenderer, as determined by the
tendering process that occurred in 2013.
c) That Council delegate authority to Mayor and General Manager to negotiate contractual
terms with the successful construction tenderer, provided the requote is no greater
than the revised tender sum provided to Council on 4 February, 2015.
d) That this report be sent to the Office for Local Government under Section 23A of the
Local Government Act 1993.
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New Aged Care Facility - Build and Construct Pricing Variation

5.5
Ref: GINT/2015/03398
New Aged Care Facility - Build and Construct Pricing Variation
General Manager
Nil

Introduction:
Planning for the new 32 bed aged care facility, approved for construction at the April Ordinary
Meeting of Council, is underway and Council must now consider pricing variations and
delegations of authority in order to commence works.
Report:
At the Ordinary Meeting of Council held in April of this year, Council voted to go ahead with the
construction of a new 32 bed Aged Care Facility. Further to this the following recommendations
were made and carried:

That the following four points be for immediate consideration and endorsement:
a) That Council delegate authority to Mayor and General Manager to
continue negotiations for plans to be redrawn by Havenhand and Mather in
response to advice received from Ageworks.
b) That Council delegate authority to Mayor and General Manager to have
the ‘new plans’ requoted by the previously successful construction tenderer,
as determined by the tendering process that occurred in 2013.
c) That Council delegate authority to Mayor and General Manager to
negotiate contractual terms with the successful construction tenderer,
provided the requote is no greater than the revised tender sum provided to
Council on 4 February, 2015.
d) That this report be sent to the Office for Local Government under Section
23A of the Local Government Act 1993.
The Motion on being put to the vote was CARRIED.
Cr Heagney requested that his dissenting vote be recorded.
Since this meeting and in accordance with the recommendations, the following actions and
updates have occurred:
-

-

The April 2015 report was sent to the Office of Local Government as recommended. Both
the General Manager and Consultant Melinda Atkin have spoken to OLG Officers regarding
the project and are sending updates and information, as soon as certain stages of the
project are reached.
In consultation with the PCG (Project Control Group), the concept plan has been redrawn to
allow for maximum operational efficiencies and to suit standards for ‘Ageing in Place’.
Even though the concept plan has changed and the overall square meterage has increased,
there has been no change in scope for the construction of the new facility i.e. it is still 32
beds, of similar size, etc., therefore the project is not subject to a re-tender and is able to be
re-quoted by the successful tenderer ( O’Donnell Hanlon).
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-

The PCG has been presented with two estimations of price based on the concept plan, with
more accurate costings to be given once all drawings are completed by Architects
Havenhand Mather.
- The first estimation is from GJ Seib Pty Ltd, who is a Quantity Surveying firm and their
estimation is based on a price per square metre. The second estimation is from builders
O’Donnell Hanlon and although this is a quote based on square meterage as well, they are
able to factor in market increases and comparison changes to the previous plans.
- The tender sum as reported to Council at the April meeting for the construction cost (based
on previous concept plan) was $5,887,307. The estimation provided by the Quantity
Surveyor is $6,928,898 (an increase of $1,041,591) and the estimation provided by the
builder is $6,343,728 (an increase of $456,421).
- As mentioned, the accuracy of these quotes will be unknown until after final construction
plans have been drawn which will be late this year - early 2016. If Council agrees to
continue with the project, given the price variations, the increase in cost will be funded by
an increase in borrowing (see cost/funding attachment).
- In order to get the project underway it has been suggested that Council give consideration
to contracting the project in two stages: The first being for bulk earthworks and the second
for the construction of the facility. The drawings for the bulk earthworks will be finalised by
11 December 2015, with an accurate costing for this stage expected two weeks later and
then a contract exchanged before Christmas. Unfortunately this is extremely bad timing, as
all works will stop over Christmas and January, and this will delay the project
commencement. Alternatively a contract for bulk earthworks could be entered into in early
November if Council is willing to accept a quote (approx. $390k) from the builders based on
the drawings of the previous plans. The project manager feels that this is reasonable and
would pose little risk to Council (Ned Mozell to address the meeting). This would see the
project commence prior to the Christmas break.
Financial Implications:
No funding applications were considered.
Environmental Implications:
Not applicable.
Policy Issues:
No policies were presented at this meeting
Integrated Planning and Reporting Issues:

Attachment 2

Page 125

Attachment 2

New Aged Care Facility - Build and Construct Pricing Variation

Social Implications:
Not applicable.
Risk Management Issues:
Not applicable.
Legal Issues:
Not applicable.
RECOMMENDATION:
a)

That Council reconsiders the delegation of authority to the Mayor and General Manager
to allow for the increased estimated costs provided by the Builder.

b)

That Council delegate authority to Mayor and General Manager to enter into a Bulk
Earthworks contract with O’Donnell Hanlon as quoted and as the first stage of the twostage construction process.

c)

That Council delegate authority to Mayor and General Manager to increase Council’s
borrowing to fund the increased project cost, once plans are completed and accurate
costing is known.
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MINUTES

Attachment
1

ARTS & CULTURAL ADVISORY
COMMITTEE
Held on

Wednesday, 6 July 2016
12pm
at

Kent House
PRESENT: Mr Malcolm McClintock (Armidale Art Gallery/Acting Chair), Mr Susie Dunn
(Community Member), Ms Caroline Downer (ARTS NW), Mr Chris Halligan (Community
Member), Mr Robert Heather (NERAM), Dr Ian Tiley (ARC Administrator).
IN ATTENDANCE: Ms Hayley Ward (ARC minute taker), Mr Greg Meyers (ARC), Ms
Kathy Martin (ARC).
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Dr Tiley introduced himself and discussed the broader objectives of the restructured Arts &
Cultural Advisory Committee. He called for an Interim Chairperson until EOI have been called
and the committee expanded.Malcolm McClintock accepted the position of Interim Chair.
1.
APOLOGIES
Cherene Spendelove, Jane Guilfoyle, Kerry Gulliver.
2.

CONFIRMATION OF PREVIOUS MINUTES -

COMFIRMATION OF THE MINUTES OF THE PUBLIC ART ADVISORY PANEL MEETING HELD ON 4
MAY 2016.
Moved: Caroline Downer
Seconded: Susie Dunn
That the minutes be taken as read and be accepted as a true record of the Meeting.
CARRIED.
3.
DECLARATIONS OF INTEREST
NIL.
4.

BUSINESS ARISING

4.1

Update on sculpture in the mall

Ref: INT/2016/06823

Kathy Martin said a draft DA has been prepared for the sculpture. The DA will be submitted to
Council when completed. Safety concerns have been addressed by the revised design. An on site
meeting with the artist and Council staff took place and items at the back of the stage will be
relocated and updated. Malcolm McClintock will meet with Jonathon Larsen to discuss the
installation requirements and confirm the final cost of the sculpture. Dr Tiley suggested
including the sculpture in the Mall Vibrancy Plan.
Moved: Caroline Downer
Seconded: Robert Heather
RECOMMENDATION: That the Arts and Cultural Advisory Committee request the stage mall
sculpture be included in the Mall Vibrancy Plan.
5.

ADMINISTRATION REPORTS

5.1

Restructure of Public Art Advisory Panel to Arts & Cultural Advisory CommitteeRef: INT/20

RECOMMENDATION:
Moved: Caroline Downer

Seconded: Robert Heather

a) That the Arts & Cultural Advisory Committee’s TOR is amended to include further
representatives as listed below and endorsed.
b) That an EOI is sought from NECOM, UNE, the Civic Advisory Committee, the Guyra locality,
NE Writers Centre, Saumarez, Hoskins Centre, ACCKP, and Armidale Live for a
representative to join the Arts & Cultural Advisory Committee.

5.2

Stronger Communities Fund
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Information about the Stronger Communities Fund was presented at the meeting.
6.
6.1

GENERAL BUSINESS
Kerry Gulliver submitted her resignation from the Committee.

ACTION: Send letter of thanks to Kerry Gulliver on behalf of the committee.
6.2 Robert Heather presented information about Yarrabilba Art program. Hayley to send out
to committee for their interest.
6.3 Robert Heather spoke about the Reserve Trust and NERAM being part of a local
environment plan for heritage funding purposes. This could be identified in the cultural plan.
The next meeting is on 3 August 2016 12pm at Kent House.
There being no further business the chairman declared the meeting closed at 1.10pm.
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ORDINARY MEETING OF COUNCIL
TRAFFIC ADVISORY COMMITTEE
Held on

Tuesday, 5 July 2016
10am

MINUTES

Attachment 1

at

Function Room

In attendance
Committee Members:
Rob Shaw (ARC) (Chair)
Snr Sgt Scott Wilson (NSW Police)
Stefan Wielebinski' (RMS)

Council Staff:
David Maunder (ARC – Infrastructure Manager Armidale)
Belinda Ackling (Minute Taker)
Shae Leske (Assistant)
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1.

APOLOGIES / LEAVE OF ABSENCE
Mr Peter Ducat, Mr Ralf Stoeckeler,

2.

CONFIRMATION OF PREVIOUS MINUTES -

Minutes - Local Traffic Committee - 05 July 2016

CONFIRMATION OF THE MINUTES OF THE LOCAL TRAFFIC COMMITTEE MEETING HELD ON 3
MAY 2016
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

Business arising from the meeting held 3 May and 5 April 2016

4.1

Additional 50km/hr speed signs could be erected on Shambrook Avenue for westbound
traffic leaving Drew Street.
(a) That a 50 AHEAD (G9-79) sign be installed on Shambrook Avenue for eastbound
traffic.
(b) That a the 50 AREA (R4-10) sign be replaced with 50 (R4-1) sign installed on
Shambrook Avenue for eastbound traffic

Ref: INT/2016/06821

Recommendation for Council
4.2 Link Road Closure
Formal processes for the closure of Link road has begun, closure dates to be confirmed.
4.3 No Stopping on the southern side of Barney Street adjacent to ALDI
Waiting on a recommendation from the RMS.
6.1 126 Barney Street - Proposed 15min Parking (2 spaces)
Council resolved that no restricted parking spaces will be installed at 126 Barney Street.
6.2 Request for parking review at 108 Beardy Street
Investigations show that there is existing long term parking close to the salon. The request has
been denied and the applicant will be advised.
Pending Guyra Traffic Committee Matters
School 40 kph zone along New England Highway
Waiting on a recommendation from the RMS. Stefan will request that the issue be fast tracked.
The following items from April Traffic Committee have been completed:
Item 4.4
Shambrook Ave/Drew St
a) Install "Stop" in Shambrook Ave at intersection with Drew St. The "No Stopping" signs be
located to the correct location.
b) Install a "No Through Road" sign on northern side of Drew St.
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Item 4.5
Install a marked Pedestrian Crossing at the Pedestrian Refuge adjacent to the entrance of the
Monckton Aquatic Centre.
Item 6.4
Change the existing "Give Way" signs in Jeffrey St to "Stop" signs.
Item 7.1
Install parking modifications in Perrott St at the Lynches Rd Netball Courts.
Item 7.2
Mark BB line on curve adjacent to the Masonic Village.
Other items.
The Keep Clear has been marked on the pavement adjacent to the Fire Station.
The Traffic Advisory Committee Recommends:
That additional 50km/hr speed signs could be erected on Shambrook Avenue for westbound
traffic leaving Drew Street.
(a) That a 50 AHEAD (G9-79) sign be installed on Shambrook Avenue for eastbound
traffic.
(b) That a the 50 AREA (R4-10) sign be replaced with 50 (R4-1) sign installed on
Shambrook Avenue for eastbound traffic
The Motion on being put to the vote was CARRIED unanimously.
5.

SPECIAL EVENTS

5.1

Special Event Transport Management Plan A Day of the Gravel 2016 Ref: INT/2016/06652

A request for the closure of Cinders Lane car park, including the smaller car park off O’Connor
Place for the running of “A Day on the Gravel” scheduled to be held on Sunday the 9 October
2016.
The Traffic Advisory Committee Recommends:
That approval be granted for the Armidale Civic Precinct Committee, Day on the Gravel Special
Event and the closure of Cinders Lane car park, including the smaller car park off O’Connor
Place to be held Sunday 9 October 2016, from 6.30am until 5pm.
The Motion on being put to the vote was CARRIED unanimously.
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Special Event Transport Management Plan - Tour de North West Charity Bike
Ride 2016
Ref: INT/2016/06615

The event is a charity bike ride to raise funds for the Melanoma Institute of Australia and also to
raise awareness of the Chartered Accountants Institute of Australia (North West Region). Riders
will be travelling- First Leg - Petersons Winery to Gostwyck Church, Second Leg – Gostwyck
Church to Dangars Falls, Final Leg – Dangars Falls to Petersons Winery.
The Traffic Advisory Committee Recommends:
That approval be provided for the Special Event Transport Management Plan for the Tour de
North West to be held on Sunday 2 October 2016.
The Motion on being put to the vote was CARRIED unanimously.
5.3

2016 Aboriginal Day Street March

Ref: INT/2016/06664

The Gayinyaga Committee has planned a street march on Friday 2 September 2016 from 10am.
The event is classified as a Class 4 Event with Police Escort and has minimal impact on the nonevent community. This is a moving event under Police Control roads will be opened as the
parade moves past.
The Traffic Advisory Committee Recommends:
That the Special Event Transport Management Plan and temporary road closures of
Tingcombe Lane and Dangar Streets, moving north down Dangar Street to Moore Street, right
turn to Faulkner Street and south to Rusden Street finishing at the Armidale Town Hall,
Rusden Street for the NAIDOC March in conjunction with NAIDOC Week to take place on
Friday 2 September 2016 at 10am, be approved in accordance with the provided Traffic
Management Plan.
The Motion on being put to the vote was CARRIED unanimously.
6.

CORRESPONDENCE

6.1

Request for 'No Through Road' sign on O'Connor Rd/Ross St intersection

Ref: INT/2016/06621
A request has been received for additional ‘No Through Road’ sign to be installed on the
O’Connor Rd/ Ross St intersection.
Investigation show ample signage and the resident will be advise the request has been denied.
Police will look into his observations of excessive speeding in the vicinity and monitor the
situation.
The Traffic Advisory Committee Recommends:
That the request be denied for a ‘No Through Road’ sign on the Corner of O’Connor Rd/Ross
Street.
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The Motion on being put to the vote was CARRIED unanimously.
7.

DEVELOPMENT COMMITTEE

7.1

210 to 256 Lot Residential Subdivision (Consent Modification) DA-117-2012/C

Ref: INT/2016/06831
The Local Traffic Committee has been requested to comment on the Development Application
DA-117-2012/C, for the 210 to 256 Lot Residential Subdivision at 111 Cookes Road Armidale
2350.
The Traffic Advisory Committee agreed on the following ACTION:
That the Development Application DA-117-2012/C, for the 210 to 256 Lot Residential
Subdivision at 111 Cookes Road Armidale 2350 be further investigated and return to the August
meeting.

1/16

8.

LATE ITEMS

8.1

Armidale Public School Zone Parking Ref: ARC16/0168

An email was received by Council from the Armidale Radio Taxis, requesting a parking zone for
Taxis at Armidale Public School.
The Traffic Advisory Committee Recommends:
(a)

That the request for parking zones for taxis close to the school’s main entrance be
denied.

(b)

That the Ranger Team Leader be requested to discuss with the Taxi representative and
discuss the School Zone parking options and provide the “Parking at Schools brochure”
for the local schools.

The Motion on being put to the vote was CARRIED unanimously.
8.2

Armidale Public School -School Zone Signage

Ref: ARC16/0168

A letter has been received with concerns for speeding vehicles along Faulkner Street past
Armidale Public School. The Police have agreed to monitor the area. The RMS will consider the
feasibility of installation of a flashing light school zone in Faulkner street.

2/16

The Traffic Advisory Committee Recommends:
That speed counts be undertaken in Faulkner Street and reported back to the August Traffic
Advisory Committee meeting.
The Motion on being put to the vote was CARRIED unanimously.
8.3

Longswamp Road - Minimbah School Zone Ref: A02/0061-6
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Investigations for an LATM treatment for the Minimbah School Area was discussed at the
October 2015 meeting with a request being sent to the RMS requesting fund.
The Traffic Advisory Committee Recommends:
That Council prepare an LATM for the Minimbah School Zone area.
The Motion on being put to the vote was CARRIED unanimously.
8.4

4/16

Request to open Faulkner Street to traffic off Erskine Street

Ref: ARC16/0168

Council has received a request that the Faulkner Street right hand turn off Erskine Street be reopened to traffic off Erskine Street, in order to reduce additional traffic and speeding traffic
down Kelly Avenue.
The Traffic Advisory Committee Recommends:
That Council advise the resident, that the request is denied as the Faulkner Street turn is
located on a bend and investigations show that traffic speeds and numbers in Kelly Avenue
are low.
The Motion on being put to the vote was CARRIED unanimously.
8.5

School Zone - Taylor Street

Ref: ARC16/0168

Concerns have been raised regarding speeding vehicles at the School Zone near Ben Venue, on
Taylor and Erskine Street. Police have agreed to monitor the area.

5/16

The Traffic Advisory Committee Recommends:
(a)

That speed counts be undertaken around the Ben Venue School Zone in Taylor Street
during and after the current construction has taken and be reported back to a future
meeting.

The Motion on being put to the vote was CARRIED unanimously.
8.6

6/16

Moore Street Shared Loading/Parking Zone

The Traffic Advisory Committee Recommends:
That the Moore Street shared Loading/Parking sign be removed and replaced with 2 x 15
minute parking zones.
The Motion on being put to the vote was CARRIED unanimously.
8.7

Funding for Roads/Roundabouts - NOTATION

Council has been advised that the funding for the construction of two roundabouts located at
Marsh/Donnelley intersection and Barney/Butler intersection has been successful.
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Arboretum Carpark

Police have reported that some cars are not using the Miller Street entrance to access the
Arboretum carpark and are instead entering and exiting the carpark by cutting across the grass
from Kentucky Street.
The Traffic Advisory Committee Recommends:
That the current barriers in the parking area be extended to prevent access to and from
Kentucky Street.
The Motion on being put to the vote was CARRIED unanimously.
THERE BEING NO FURTHER BUSINESS THE CHAIRMAN DECLARED THE MEETING CLOSED AT
11:40am
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AUDIT AND RISK COMMITTEE
Held on

Monday 27 June 2016
2.00pm
in

Committee Room

MINUTES

Attachment 1

PRESENT:
Ms Carolyn Cooper (Chairperson)
Ms Kate Woodland-Smith
Ms Margaret O’Connor
IN ATTENDANCE:
Glenn Wilcox, Interim General Manager
Keith Lockyer, Chief Financial Officer
Kevin Franey, Internal Auditor, TNR Financial Services P/L
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1.

APOLOGIES - NIL

2.

CONFIRMATION OF PREVIOUS MINUTES -

CONFIRMATION OF THE MINUTES OF THE AUDIT AND RISK COMMITTEE MEETING
HELD ON 7 OCTOBER 2015
Moved Kate Woodland-Smith Seconded Carolyn Cooper
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.
3.

DECLARATIONS OF INTEREST - NIL

4

APPROVAL FOR MANAGEMENT TO BE PRESENT
Ref: A10/4868

1/16

Moved Kate Woodland-Smith Seconded Carolyn Cooper
That the Committee permit Management and the Internal Auditor to be present.
The Motion on being put to the vote was CARRIED.
5.

ADMINISTRATION REPORTS

5.1

Review of Charter and Committee Composition

Ref: INT/2016/06623

Moved Kate Woodland-Smith Seconded Carolyn Cooper
1. That the current committee composition endorsed by Council on 15 June 2016, be noted.
2. That Expressions of Interest be called for independent members with either engineering,
legal & accounting and risk management experience and qualifications.
3. That the Audit and Risk Committee Charter be reviewed, in light of the council merger, and a
revised draft be submitted to the next Committee Meeting for consideration.
4. That the committee composition be increased to six (6) members with a minimum of four (4)
members and a quorum be two (2) members.
The Motion on being put to the vote was CARRIED.

5.2

Setting of Meeting Dates for 2016
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Moved Kate Woodland-Smith Seconded Carolyn Cooper
1. That meetings be scheduled for 23 August and 18 October 2016.
2. That five (5) meetings be held each year in March, May, August, November and in
September/October for external audit reporting.
The Motion on being put to the vote was CARRIED.
5.3

Review of Annual & Strategic Internal Audit Plans 2016-2019

Ref: INT/2016/06638

Moved Kate Woodland-Smith Seconded Carolyn Cooper
That the Strategic Internal Audit Plan for the years 2016/17, 2017/18 and 2018/19 be amended
to include the Stronger Communities Fund – Community Fund Grant Award Processes and Major
Projects Program.
The Motion on being put to the vote was CARRIED.
5.4

Internal Audit Status Report

Ref: INT/2016/06639

Moved Kate Woodland-Smith Seconded Carolyn Cooper
That the status report on the implementation of the recommendations of Internal Audit Reports
2013/14 and 2014/15 be noted.
The Motion on being put to the vote was CARRIED.
6.

GENERAL BUSINESS - NIL

THERE BEING NO FURTHER BUSINESS THE CHAIRMAN DECLARED THE MEETING
CLOSED AT 3.20pm
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