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KEY PROPOSAL DETAILS 
PROPOSAL INFORMATION 

Proposal name New England Rail Trail 

Lead proponent (e.g. Council) Armidale Regional and Glen Innes Severn Councils 

Lead proponent ABN 39 642 954 203 

Proposal partners New England Rail Trail Incorporated (NERT) 

LEAD CONTACT 

Name ?????? 

Position  

Phone  

Email  

Fax  

Address 135 Rusden Street Armidale NSW 2350  

PROPOSAL SCOPE 

Proposal summary for publication 
Please provide 150 words or less 

The Great Northern Rail Line between Armidale and the Qld 

border has not seen trains operating for 31 years. To revitalise 

this wasted asset and generate economic growth through 

increased tourism, Armidale Regional and Glen Innes Severn 

Councils are proposing to build a 103km rail trail between 

Armidale and Glen Innes at a cost of $22M.  The trail will provide 

a safe recreational location for cyclists and walkers and is 

anticipated to attract 14,000 new overnight visitors and 15,000 

new day visitor to the region who will spend in excess of $5.8M 

annually at local businesses.  Opportunities will arise for new 

businesses to establish along the trail (accommodation, cafes, 

bike hire), creating 26 new local jobs.  In addition it is estimated 

that over 37,000 locals will make use of the trail and reap the 

associated health benefits.  Several small communities along the 

route will benefit from increased visitation.   

PROPOSAL LOCATION 

Proposal address  

Local government area Armidale Regional Council 

NSW electorate Northern Tablelands 

Federal electorate New England 

SUPPORTING INFORMATION 

Attachments 
Please list out all supporting information provided 

Attachment 1. New England Rail Trail Plan 

Attachment 2. Proposal Scope 

Attachment 3. Cost Plan 

Attachment 4. Gantt Chart 

Attachment 5. Evidence of Community Support 

Attachment 6. Project Cash Flow 
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DOCUMENT INFORMATION 

Document Summary Information 
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1 EXECUTIVE SUMMARY 
 

The Great Northern Rail line between Armidale and Glen Innes covers a distance of 103kms and 

has now been closed to trains for 31 years.   

The economic viability of returning passenger and freight services to this section of track, 

and beyond to Tenterfield has been examined, and was shown to be unfeasible.  Even with quite 

optimistic assumptions about passenger numbers and freight tonnages, returning a train service produced 

a benefit-cost ratio of just 0.5, indicating that the discounted costs outweighed the discounted benefits by 2 

to 1. 

 

This proposal would see the 103km rail corridor between Armidale and Glen Innes remain in public hands, 

but be converted to a rail trail to boost local tourism.  Armidale Regional and Glen Innes Severn 

Councils would assume responsibility for the rail trail including annual maintenance. 

The anticipated capital cost of the project is $22.05M, with annual maintenance costs of around $95,000, 

to be largely offset by trail user donations. 

NSW has 3,139kms of non-operational country rail lines which are maintained by the John Holland Group 

at a cost of about $1.65M per year or $525 per km (Parliament of NSW 2015, Transport for NSW 2018).  

At present the rail corridor between Armidale and Glen Innes represents a wasted asset, which is 

costing the NSW government about $54,140 per year.  If converted to a rail trail, Armidale Regional and 

Glen Innes Severn Councils would take over responsibility for corridor maintenance.  Grazing by adjoining 

landholders and contributions from community groups is expected to contribute to reduced maintenance 

costs. 

Cycling is now the fourth most popular physical activity for adult Australians 

and is attracting people to the region who would not normally have visited. 
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It has been calculated that the New England Rail Trail will attract 15,000 new day visits and 

14,000 new overnight stays to the region annually, as well as being used by around 37,000 local 

residents. This will generate more than $5.8M of additional visitor expenditure each year. 

The additional expenditure will lead to the creation of 26 new full-time equivalent jobs once 

flow-on effects are included (REMPLAN 2019). 

 

 

 

Key beneficiaries will be: 

 The economies of the Glen Innes, Guyra and Armidale region through increased tourist expenditure 

and increased economic diversity; 

 The economies of several smaller communities along the rail route including Dumaresq, Black 

Mountain, Ben Lomond, Llangothlin and Glencoe; 

 Local residents having new job opportunities; 

 The New England-North West region with a new attraction generating increased visitation and 

longer stays; 

 The state of NSW via reduced tourism expenditure leakage – less visitors travelling interstate or 

overseas to use rail trails; 

 The NSW Government through the elimination of the responsibility to maintain the 103km rail 

corridor; 

 Local residents having an additional recreational facility; 

 NSW as a whole with additional opportunity to attract visitation from outside the State. 

 

The project satisfies the criteria and objectives of the Growing Local Economies Fund with regard to 

economic growth, business attraction, job growth and diversifying regional economies. 
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When the health benefits are included in the benefit-cost analysis, and assuming only 25% of visitors to the 

trail are from outside NSW, the project produces a BCR of 5.47. 
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2 CASE FOR CHANGE 

2.1 BACKGROUND 

Description - this rail trail project involves the 103 kilometres of disused railway corridor between 

Armidale and Glen Innes in Northern NSW, a railway line which has been closed for 31 years.  

In NSW, railway lines cannot be closed without a specific Act of Parliament; consequently, many rail lines 

are classified as disused. The condition of these railway reserves varies widely, but many are still intact as 

‘linear corridors’ in public ownership. 

The New England Rail Trail would pass through some very attractive scenery. Much of the proposed trail 

from Armidale to Glen Innes will pass through farming country, as this was where rail lines historically were 

routed. 

There are interesting and varied landscapes on the section between Armidale and Black Mountain, 

particularly north of where the trail goes underneath Booralong Rd. The landscape between Ben Lomond 

and Glencoe in particular (also between Glencoe and Glen Innes) is very attractive and quite spectacular. 

There are great panoramic views afforded in sections, often due to very high and stunning embankments. 

The attractiveness of these quintessential rural landscapes to city dwellers in particular should not be 

underestimated.   

The quality of intact railway heritage items such as switches, signals and mile pegs is very high (both of the 

restored and the unrestored infrastructure). The quality of the railway stations is 

outstanding and possibly represents the highest quality of restored and maintained railway stations 

along any substantial stretch of disused railway corridor in NSW. These stations also provide a good 

opportunity for the development of trail-related businesses – cafes, bike hire etc. 

The objective of the project is to convert this disused rail line into a rail trail for cyclists and walkers, 

linking the city of Armidale with the township of Glen Innes and taking in the villages of Black Mountain, 

Guyra, Llangothlin and Ben Lomond in the process, thus providing an attraction to draw more tourists to the 

region, increase the over-night stays for existing tourists, and provide additional recreational facilities for 

locals. 

Increased visitation and length-of-stay in these regional economies will boost spending, economic activity 

and jobs.  It will also spawn the development of new economic activity along the route – accommodation, 

food/beverage, bicycle hire and other tourist attraction businesses. 

Planned outcomes include: 

 A new 103km gravel-surfaced rail trail with a width of 2.5m running from Armidale to Glen Innes; 

 A trail which makes actual connection between the towns en-route; and one that reinforces historic 

connections; 

 A trail with anchors at both ends. One-way trails (or out-and-back trails) need an anchor at both ends to 

be attractive to users. The best one-way trails have natural terminuses in major centres or towns or 

pass through major towns. This is particularly an attraction for this trial with easy access to Armidale in 

particular (by car, train and plane), and Glen Innes by car or bus; 

 Provision of an additional off-road trail which adds to the list of tourist offerings in the New England 

region and encourages visitors to stay a little longer to go for a pleasant walk or ride; 
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 A new nature-based attraction which has the power to retain those visitors for longer, spending money 

and generating business opportunities; 

 Expanded visitation to the region is conservatively estimated at: 

 - 15,000 new day-trippers; 

 - 14,000 additional overnight stays; 

 - 35,000 local users. 

At present, the New England-North West Region attracts 1.618M visitors, resulting in 4.249M overnight 

stays (5.6% of all overnight stays in NSW).  28.4% of these visitors are from outside of NSW. 32% of 

visitors come for a holiday and 46% to visit friends and family, meaning a high percentage are potential rail-

trail users. Domestic daytrips comprise 50.2% of visits, domestic overnight 48.7% an international 1.1% 

(Destination NSW 2019). 

Studies on visitation to other rail trails indicate a significant proportion of visitors come from interstate or 

overseas.  For example: 

- The Murray to Mountains Rail Trail in Victoria has 20% of visitors from outside Victoria (Beeton 2009); 

- The Otago Rail Trail in NZ attracts over 49% of visitors from overseas including over 21% from Australia 

(Reis et al 2010); 

This indicates that the New England Rail Trail could capture some of the tourist expenditure leakage 

currently going to rail trails in other states or overseas. 

Other important outcomes include: 

 Connecting the towns and villages via a trail will provide an opportunity for local residents to choose a 

non-motorised connection for visiting friends or undertaking some exercise. A non-motorised trail 

provides another psychological link between the towns on the route; 

 An injection of $5.8M per annum into these local economies as a result of this additional visitation, 

overnight stays and local use. Note, in the supplied datasheet, it has been assumed that only 25% 

of visitors are from outside NSW, so that expenditure only amounts to $1.5M to reflect the 

benefit to the state, rather than the region; 

 Connecting the towns and villages via a trail will provide an opportunity for local residents to choose a 

non-motorised connection for visiting friends or undertaking some exercise. A non-motorised trail 

provides another psychological link between the towns on the route; 

 Preserving open recreational spaces in the region for the community; 

 Providing opportunities for local social capital development/investment (e.g. trail planning, working on 

the trail, developing local skills as most work will be done by local contractors); 

 Reduce visitor expenditure leakage to interstate or overseas rail trails. 

 

 

2.2 RATIONALE FOR INVESTMENT 
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The key problem that this proposal will overcome is that the existing 103km rail corridor represents 

wasted infrastructure which is not contributing to the economies or the communities from Armidale 

to Glen Innes. 

There are a number of small villages on the intended route who no longer have any viable retail businesses 

(e.g. Ben Lomond and Llangothlin), and the addition of rail trail visitors may reverse this situation.  At the 

very least, a rail trail would provide the opportunity for accommodation and other tourist attractions in those 

areas (e.g. farm stays, B&Bs, coffee stops) which would boost these local economies. 

All towns along the route from Armidale to Glen Innes are heavily dependent upon the agricultural sector 

for their economic prosperity (e.g. in Glen Innes agriculture contributes 23% of output value and 21% of 

employment, in Guyra agriculture contributes 37% of output value and 45% of employment – REMPLAN 

2019). Due to the vagaries of agricultural production (climate and commodity price variability), these 

economies would benefit from economic diversification, and increased tourism is a significant opportunity to 

achieve this objective. 

The Main North Line was opened in stages during the railway construction booms in the latter half of the 

1800s. The line from Uralla to Armidale opened in February 1883. In August 1884, it was extended to Glen 

Innes (two sections were opened simultaneously – Armidale to Dumaresq and Dumaresq to Glen Innes). In 

September 1886, the line was extended to Tenterfield. 

As road transport became more efficient during the 1950s, railways began to lose their primary function. 

Throughout the following decades, scores were abandoned. Many of these corridors remain in public 

ownership. In NSW, railway lines cannot be closed without a specific Act of Parliament; consequently, 

many rail lines are classified as disused. The condition of these railway reserves varies widely, but many 

are still intact as ‘linear corridors’ in public ownership.  

The rail line has been largely disused for 31 years. The last regular services to operate 

north of Armidale was the Northern Mail which ceased in November 1988. Freight services continued to 

serve a fertilizer depot at Dumaresq until the mid-2000s, after which the line closed north of Armidale. 

A recent study (AEC 2018) examined the possibility of re-opening the rail line for freight and passengers 

between Armidale and Tenterfield. This revealed a capital cost of $2.5M per km for 

reinstating rail services (compared to $234,000 per km for a rail trail), and 

maintenance costs of $25,000 per km per annum (compared to $1,502 per km 

per annum for a rail trail).  

The Riverina Highlands Rail Trail has established a pilot mechanism for the conversion of disused rail 

corridors into rail trails, including the legislative requirements and the handover of responsibility for 

maintenance to local government.  Evidence from rail trails in Victoria indicates that the maintenance costs 

are likely to be much lower than those set out in the New England Rail Trail Plan (Halliburton 2018), coming 

in at an average of $915/km (Indigo Shire Council, pers. Comm 2019). The maintenance costs for the New 

England Rail Trail were recently revised (Halliburton 2020) and come in at an average of $1,502/km for 

day-to-day operating costs (excludes major upgrades of capital structures such as bridges which would not 

be needed for many years after construction). 

The predominant user group for rail trails is cyclists, ranging from elderly people, to baby boomers, young 

couples, family groups with children, teenagers and young children. Walkers and horse riders are also 

attracted to rail trails, but in far lesser numbers. They all are using rail trails for a reason: they enjoy routes 

free from motor vehicles, routes that are away from the noise and smell of roads, and away from trucks and 

cars. 
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Armidale already has a relatively strong cycling culture (both urban and touring). Glen Innes Severn 

Council has expressed an interest in developing a better cycle network within Glen Innes. A rail trail would 

add significantly to both these existing opportunities and cultures. 

The New England North West Regional Plan includes a direction to support healthy, socially engaged 

and well-connected communities. An action from this is to facilitate more recreational walking and cycling 

paths, linkages with centres and public transport, and expand inter-regional and intra-regional walking and 

cycling links. A rail trail, particularly one which is developed along the longer corridor (Armidale to Glen 

Innes) is a relatively low-cost option for developing such connections (physically and psychologically). 

The Community Strategic Plan for Glen Innes Severn Council has a goal of encouraging the community to 

be more active. The same document for Armidale Regional Council supports cycling as a healthy form of 

transport.  

 

2.3 STRATEGIC ALIGNMENT 

Figure 2.2. Project Alignment with NSW Government and Council Policies 

Policy Alignment 

Northern New England High Country Regional 
Economic Development Strategy  
 
“A region seeking to encourage economic 
development should therefore concentrate on 
factors that enable the growth of endowment-based 
industries, as well as building local leadership and 
institutional capacity and capabilities to facilitate 
businesses and public agencies and services to 
capitalise on the opportunities that a region’s 
endowments present.” 
 
“In addition to the climate and location, the Region 
has other endowments that make it appealing 
for tourism and lifestyle. These include the 
natural beauty of the Region, a concentration of 
World Heritage areas, National and State Parks, 
State Conservation Areas and Nature Reserves, 
and a diversity of quality tourist attractions, 
accommodation and events.” 
 
“Tourism is another important industry in the Region. 
Accommodation and Food Services (which is a 
proxy for tourism) is the 4th largest employer. It is 
also independent of agricultural industries, helps 
raise the profile of the Region and plays a part in 
relocation decisions. There are opportunities to 
continue to grow the ‘short-break’ and day visitor 
markets from south east Queensland and the 
Northern Rivers area of NSW, as well as the special 
interest and activity based markets and the long-
haul touring market.” 
 
“Grow the tourism sector (visitor economy) through 
product development, improved signage, marketing 

The project aligns by: 
 

 Providing an additional tourism attraction 
which utilises the natural scenic and 
infrastructure endowments of the region 

 Upgrading the visual and recreational 
amenity opportunities for both visitors and 
the local community 

 Providing additional opportunities to boost 
overnight stays 

 Drive growth of the local economies and 
employment opportunities through enriching 
the visitor experience and complimenting the 
wider array of New England North West 
tourism experiences. 

 Provide further diversification for the NSW 
regional economy 
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promotion, and growing the events sector” 
 
“Investment in the tourism sector including: 
– product development – improving existing 
attractions and facilities and developing new 
attractions 
– improved tourism signage 
– improving the quality and range of event 
Facilities” 

Southern New England High Country Regional 
Economic Development Strategy  
 
“Tourism (for which Accommodation and Food 
Services is a proxy) is not a regional specialisation 
but is nevertheless an important industry that 
complements the other key industries and provides 
diversity of employment” 
 
“product and infrastructure development to 
support the growth of tourism, including 
upgrading and expansion of visitor facilities 
at Dumaresq Dam, construction of the New 
England Rail Trail (Stage 1), expansion of 
mountain bike trails and the expansion of the 
Walcha Outdoor Sculpture Park” 
 
“support tourism by continuing to expand and 
improve the attraction, experience and activity 
base of the Region and by building the events 
sector (including sporting, business and cultural 
events)” 
 
“Encourage the establishment of outdoor and 
adventure  based activities and tours” 

The project aligns by: 
 

 Specifically progressing the New England 
Rail Trail initiative 

 Providing an additional tourism attraction 
which utilises the natural scenic and 
infrastructure endowments of the region 

 Upgrading the visual and recreational 
amenity opportunities for both visitors and 
the local community 

 Providing additional opportunities to boost 
overnight stays 

 Drive growth of the local economies and 
employment opportunities through enriching 
the visitor experience and complimenting the 
wider array of New England North West 
tourism experiences. 

 Provide further diversification for the NSW 
regional economy 

 Providing an additional outdoor tour 
opportunity 
 

New England North West Regional Plan 2036 

 Goal 1 Direction 7: “Build strong economic 
centres” as described above. 

 Goal 1 Direction 8: “Expand tourism and 
visitor opportunities” as described above. 

 Goal 4 Direction 17: “Strengthen community 
resilience,” 18: “Provide great places to live,” 
19: “Support healthy, safe, socially engaged 
and well-connected communities” as 
described above. 

Armidale Regional Council Community Strategic 
Plan 2017-2027 
 

“The community had several suggestions as to how 
innovation and growth could be encouraged; ideas 
such as a rail trail….” 
 
“Other ideas for protection of the environment and 
encouraging climate friendly lifestyles 
included promoting eco-tourism (such as the 
introduction of a ‘Rail-Trail’)” 
 
“Investigate development of a rail trail north of 

The project aligns by: 
 

 Specifically progressing the New England 
Rail Trail initiative 

 Would generate further tourism business 
opportunities 
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Armidale to attract visitors to the region” 
 
“Tourism is seen as a key way of growing the local 
economy…..” 
 
“Provide incentives for eco-tourism operators to 
establish programs which promote sustainable living 
and attract tourists to the region” 
 
“Tourism is seen as a key way of boosting the 
vibrancy, attractiveness and economic sustainability 
of the Armidale town centre and also the other 
towns across the region” 
 
 

Glen Innes Severn Community Strategic Plan 
2017-2027 
 
“Advocate for the development of a rail trail to 
promote pedestrian and cycle connectivity” 
 
“Review tourism opportunities and promotion with a 
particular focus on strengthening accessibility and 
providing incentives to draw visitors into the Glen 
Innes Highlands” 
 

The project aligns by: 
 

 Specifically progressing the New England 
Rail Trail initiative 

 Would generate further tourism business 
opportunities 

 

Armidale Regional Council Delivery Plan 2018-
2021 
 

“The visitor economy generates additional revenue 
and employment to boost the local economy and 
creates opportunities for more vibrant cultural 
activities” 

The project aligns with objective 3.1 of the plan 

Restart NSW/Rebuilding NSW – “The Government 
is committed to supporting the development of 
strong, diverse and innovative regional communities 
across New South Wales and making those 
communities appealing places for people to live, 
work and invest”. 

The project aligns by: 

 Providing a high-quality tourist destination for 
both visitors and the local community 

 Improving the amenity appeal/opportunities 
in the region 

 Diversifying the local economy further  
 

State Infrastructure Strategy – “productive 
regional industries and connected regional 
communities”. 

The project aligns by: 

 As described above plus 

 More opportunity for outdoor recreational 
activity = fitter community 

 Working with other community groups to 
provide the upgraded facilities 

 

Jobs for the Future – “Open doors for 
entrepreneurs. Make NSW the place of choice for 
‘gazelles’ to grow and succeed— by building a 
stronger entrepreneurial culture, ecosystems and 
skills and stimulating early stage funding”. 

The project aligns by: 

 As described above – opportunities for new 
businesses along the trail 

 

NSW Visitor Economy Industry Action Plan 2030 
 Aligns with all strategic imperatives (1-7) 

outlined in the final report. This includes 
increase visitation, grow physical capacity, 
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renew and revitalise a NSW destination, 
improve the visitor experience, increase 
visitor spend, make NSW more competitive 
and change of mindset.  

 Contributing to the NSW Government’s 
strategic target of doubling overnight 
visitation by 2020 

 Improve the visitor experience through new 
facilities, diversified offerings through non-
water recreation 

NSW 2021 Plan. A Plan to Make NSW Number 
One. 

 Improve the performance of the NSW 
economy through development a new 
tourism asset 

 Drive regional economic growth through 
development of a core capability of the 
Northern Inland.  

 Increase the competitiveness of doing 
business in NSW through development of a 
substantial NSW tourism asset 

 Enhance sporting and recreation 
opportunities that can be provided by the rail 
trail 

Destination Country and Outback NSW 
Destination Management Plan 2018-2020 
 
“Support regions to leverage and plan for new and 
potential opportunities, for 
Example the proposal under consideration for a New 
England Rail Trail from Armidale to Wallangarra in 
Queensland” 

 Boost brand awareness through nature-
based tourism for ‘visiting friends & family’ 
visitation market segment.  

 

2.4 EXPECTED OUTCOMES 

The key outcomes of the project will be: 

 

For Glen Innes Severn & Armidale Regional Shire Councils 

 A new 103km gravel-surfaced rail trail with a width of 2.5m running from Armidale to Glen Innes; 

 Expanded visitation to the region conservatively estimated at: 

 - 15,000 new day-trippers; 

 - 14,000 additional overnight visits of up to 3 nights for new visitors; 

 - 37,000 local users 

 Productive use of an abandoned asset which passes through their council areas; 

 Likely gifting of the existing steel and sleepers to council (following the precedent set for the Riverina 

Highlands trail), which can be sold to contribute to maintenance costs; 

 A positive contribution to the health of their residents, which is an objective in their Community Plans. 

For the Local Economies 
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 An annual injection of over $5.8M into these local economies as a result of this additional visitation, 

overnight stays and local use after 4 years of operation; 

 26 new FTE jobs as a result of increased visitation (REMPLAN 2019); 

 Diversification of these local economies; 

 A trail with anchors at both ends. One-way trails (or out-and-back trails) need an anchor at both ends to 

be attractive to users. The best one-way trails have natural terminuses in major centres or towns or 

pass through major towns. This is particularly an attraction for this trial with easy access to Armidale in 

particular (by car, train and plane); 

 Provision of an additional off-road trail which adds to the list of tourist offerings in the New England 

region and encourages visitors to stay a little longer to go for a pleasant walk or ride; 

 A new nature-based attraction which has the power to retain those visitors for longer, spending money 

and generating business opportunities; 

 It is calculated that the additional visitor expenditure would generate an extra 26 FTE jobs (including 

flow-on effects) for the Armidale and Glen Innes regions (REMPLAN 2019). 

For the Local Communities 

 A trail which makes actual connection between the towns en-route; and one that reinforces historic 

connections; 

 Connecting the towns and villages via a trail will provide an opportunity for local residents to choose a 

non-motorised connection for visiting friends or undertaking some exercise. A non-motorised trail 

provides another psychological link between the towns on the route; 

 Development of additional local skills in rail trail development and maintenance; 

 The opportunity to become involved in the marketing of the old rail steel and sleepers.  For the Riverina 

trail, these assets were gifted to local council. 

For the NSW Government 

 Productive use of an abandoned asset; 

 An economic boost to rural economies reducing their reliance on government assistance; 

 Elimination of existing maintenance costs. 

 

 

 

 

 

2.5 STAKEHOLDER & COMMUNITY SUPPORT 

Community Consultation 2014-2019 

Consultation continues though one on one discussions, public markets, and extensive household 

consultation personally conducted and recorded,  DPC public consultation meetings, individual and media 

household publications.  
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Key Stake holders were identified in 2014, these are as follows and supportive letters have been received 

and supplied to the then Transport Minister Ms. Gladys Berejiklian and, the Deputy Premier Mr. John 

Barilaro personally in Guyra back in 2016. 

Key Stakeholders consulted and supportive include: 

 Black Mountain Preservation Society 

 Guyra Shire Council 

 Armidale Regional Council  

 Armidale Regional Council Administrator 

 Guyra and District Chamber of Commerce 

 Armidale Business Chamber 

 Business in Glen (BIG) 

 Glen Innes Severn Shire Council 

 Locals 4 Locals 

 Stainable Living Armidale 

 Guyra’s Aboriginal Land Council 

 Guyra Branch NSW Farmers 

 Regional Development Australia Northern Inland 

 Rotary Club Guyra 

 Southern New England Landcare  

 Armidale Regional Airport Users Group 

 Guyra Central School 

 Ben Lomond School 

 Northern Tablelands Local Land Services 

 The Guyra and District Historical Society Machinery Group 

 All residents (including rural and CBD businesses) neighbouring the rail corridor 

 

Concerns raised (as per Guyra Argus July 3rd, 2014): 

 Can the line in its present state be removed? 

 Who pays for the removal? 

 Who benefits from the sale of its removal? 

 Are the current lease holders still able to run stock up to the line? 

 Is payment required to use the track? 
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 Are riders covered by public liability? 

 Who controls the weeds? 

 

These main concerns have been addressed in many formats, individually, public community consultations 

with DPC in Guyra/Tenterfield. 

Publication of ‘What is a Rail Trail’ pamphlet delivered to all households (see Attachment 5), Trail 

Development Plan, Feasibility Study, Social Media, local print media and Radio. 

The proposed process to address the issues was minimal due to the majority of the concerns being already 

addressed. It was always the intention to allow existing lease and stakeholders to continue with their long- 

term grazing and weed control practices along the corridor. 

The local branch of the NSW Farmers supported both the graziers/rail trail proposal with a motion to ensure 

their retention as per the existing right of access with John Holland CRN.  

We identified very early that Preservation Societies would play a significant role in the proposal in order to 

maintain their leases and interests, and also providing major trail ‘points of interests’. 

Armidale Regional Council carried out a phone poll. 

Armidale Regional and Glen Innes Severn Councils and Councillors are aware the detractors and 

supporters over a long period and hence 11 months ago, both moving (with vast majority councillor 

support) to endorse the development of the trail. 

The next major task is to consult with all the landholders along the Armidale to Black Mountain and Ben 

Lomond to Glen Innes section of the trail to address any concerns they may have.  It is anticipated that 

allowing them to continue grazing right up to the boundary of the rail trail, along with the Biosecurity Plan 

developed for the rail trail, plus the Local Land Services Biosecurity Plan for Crown Corridors will address 

most concerns. Landholders along these remaining sections will be consulted during the first half of 2020. 

All landholders along the 34km section from Black Mountain to Ben Lomond have already been consulted.  

See Attachment 5 for further details of community consultation.  
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3 ANALYSIS OF THE PROPOSAL 
 

3.1 OBJECTIVES & INDICATORS 

Table 3.1: Proposal objectives 

Key problem/issue Key proposal objective Key success indictor 

Rail line between Armidale and Glen 
Innes disused for over 30 years – a 
wasted asset 

Develop a rail trail on this rail corridor for 
cyclists & walkers to attract additional 
tourists, and more overnight stays by 
visitors 

Increased visitors and overnight stays 

Lack of economic diversity in Armidale 
and Glen Innes economies – high 
dependence on agriculture 

Further diversify these economies 
through increased tourism 

Increased visitor expenditure in these 
economies 

Obesity and health issues in local 
communities 

Provide an additional outlet for outdoor 
exercise 

Level of use of the rail trail by local 
community, increased sale of bicycles 
locally 

   

   

 

3.2 THE BASE CASE 

The base case is that the rail corridor between Armidale and Glen Innes remains as it is; an entirely un-

utilised and a non-productive asset, being maintained by the NSW Government (via John Holland) at a cost 

of about $54,000 per annum. 

 

3.3 OTHER OPTIONS CONSIDERED 

 The do-nothing option is the base case.  It does not address the issue of a wasted public asset. 

 A do-minimum option is to only develop the 34km section of the rail trail between from Ben 

Lomond to Black Mountain.  This has been examined in detail in the New England Rail Trail Plan 

(Attachment 1). The shorter 34km trail (Black Mountain to Ben Lomond) has the potential to attract a 

level of usage estimated at 9,000 new non-local visitors. However, the longer 103km trail (Armidale to 

Glen Innes) has the potential to attract a much larger number of users – 29,000 new non-local visitors  

for a range of reasons, but largely due to having the key anchor towns of Armidale and Glen Innes at 

each end.  Developing only the centre 34km section from Black Mountain to Ben Lomond is seen as too 

risky due to the lack of visitor facilities to enhance overnight stays and produces a far less favourable 

BCR (Figure 1). 
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Figure 1. BCR for Different Trail Segment Options 

 

 Return trains to the rail corridor.  Despite vocal support from some community members, 

this option seems highly unlikely.   

      As noted previously, the rail has not been used by trains for over 30 years, and the cost-effectiveness 

of road transport has largely eliminated the local opportunities for rail freight.  Moreover, the 

development of the Inland Rail system to the west of the area is likely to be the focus for any future 

growth in rail freight.  Livestock production (beef, sheep, wool) are the main commodities produced in 

the area that are transported, and any that are exported out of the region (e.g. to abattoirs or ports) are 

best suited to road transport with a well-developed route north and south along the New England 

Highway and east-west along the Gwydir Highway and Thunderbolts Way.  Retail goods are also a 

major freight product in the region, but again they are well suited to road transport with direct delivery 

door to door without the need to transfer from rail to road. Passenger utilisation of the rail (even from 

southern areas into Armidale) is relatively low and an Armidale Regional Council study has indicated it 

is uneconomic to return passenger trains north of Armidale.  

      The Armidale Regional Council commissioned a study (AEC 2018) looking at the feasibility of a 

passenger service on the line between Armidale and Tenterfield. The report considered the likely costs 

of refurbishment of the line to modern standards and likely revenues from services. The study 

concluded that the costs significantly outweighed the likely revenues by 2 to 1. In addition, the NSW 

Government has indicated it has funding available for viable rail service proposals. It is understood that 

the Government has yet to receive an economically viable proposal for this section of rail. 

       Based on the AEC study, recommissioning the line from Armidale to Glen Innes would cost 

approximately $257M ($2.5M per km).  Annual maintenance costs are estimated at $2.6M.  However, 

net passenger and freight revenues (i.e. net benefits) were only around $13.12M annually, meaning 

that the return to rail proposal did not produce a net benefit (i.e. it would lose money and not generate 

a benefit-cost ratio of greater than 1.0).  It should be noted that generous rail passenger numbers and 

freight volumes were assumed in this analysis. 

 A do-later option is not considered warranted since the rail line has already been idle for more 

than 30 years and the study suggests it is unlikely that a rail service will return. 
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 The preferred option is to build the entire 103km rail trail between Armidale and Glen Innes.  This 

is preferred because it delivers a trail with anchors at both ends, thus attracts a greater number of 

overnight visitors, and provides benefits for a larger number of locals. One-way trails (or out-and-back 

trails) need an anchor at both ends to be attractive to users. The best one-way trails have natural 

terminuses in major centres or towns or pass through major towns, which this option provides. In 

particular Armidale has good access to visitors (by car, train, bus and plane). This option also delivers 

the highest BCR (Figure 1). 

 

3.4 INFORMATION ABOUT THE PROPOSAL 

3.4.1 SCOPE OF WORKS 

See Attachment 2 – Project Scope 

Location – the rail corridor between Armidale and Glen Innes in Northern NSW; 

Quantifiable details –  

 103 kms of new rail trail between Armidale and Glen Innes; 

 To function effectively as a shared use facility (for cyclists and walkers), the New England Rail Trail 

should have a width of 2.5 metres; 

 Removal of the existing coarse ballast material on the existing rail corridor; 

 Removal of existing steel railway track and sleepers; 

 Preserve embankment and side drains during ballast and track/sleeper removal; 

 Grading, then spreading and compacting of new surface material (locally available earth surface 

(gravel, decomposed granite, crushed limestone, etc.); 

 Chicanes, management access gates and signage at road crossings; 

 Prominent trail head promotional signage; 

 It is strongly recommended that distance signage and “Emergency Markers” be installed (showing 

distances, GPS coordinates at road crossings and emergency contact numbers); 

 Other signage describing permitted use (e.g. no motor vehicles) and interpretive signage (e.g. 

information about events, wildlife, landforms etc.). 

 Proper drainage installed for erosion control; 

 There are 26 bridges along the entire 103km route, ranging in length from 4m to 120m. Most of these 

bridges will be retained (with upgrades) or replaced with pre-fabricated bridges. Reinstatement and 

refurbishment of the bridges (re-decking and installing handrails in compliance with Australian 

Standards for bridges) will be a major component of the cost of establishing the New England Rail Trail; 

 Trail furniture (seating) at scenic locations; 

 Car parking area, often with picnic facilities, interpretive signage, a map panel of the trail showing sites 

of interest and distances to features along the trail and a Code of Conduct at trailhead locations; 

 It is critical that the rail trail corridor be fenced on both sides of the trail where it passes through farms – 

for public liability insurance and risk reasons. The rail trail corridor cannot remain unfenced. The 
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existing boundary fencing is sufficient to address these concerns. There is limited need for new 

boundary fencing; 

 Erection of new fencing along the entire corridor producing a 6m corridor where the excess areas off 

the trail can be used by landholders for grazing stock. Use of permanent fencing to facilitate grazing the 

“remnant” corridor will involve installing new fencing closer to the trail (rather than at the property 

boundary). This ensures ongoing grazing access to the “remnant” corridor, even if land ownership 

changes; 

 Retail existing livestock and machinery crossings; 

 All artefacts and relics of the railway remain in place during the construction of the trail. The existing 

stations and other buildings in all the station grounds are outstanding examples of preserved railway 

heritage; 

 All existing signs, signals and switches have been identified and allowance made for their retention and 

upgrading; 

 Vegetation clearing - generally speaking, a cleared ‘trail corridor’ of 3.5 - 4.0 metres will be required to 

enable a trail of 2.5 metres to be developed in the centre of the cleared corridor. Either side of this trail 

will be further clearing of vegetation up to 1.0m for drainage; 

 Toilets - proposed trailheads at Ben Lomond Station, Guyra and Black Mountain have existing toilets. It 

is assumed these are still functioning. There are also accessible toilets at Llangothlin. Consideration 

has been given to the installation of additional toilets along the rail trail but it is felt unnecessary given 

the relatively short distances between the existing facilities and the high cost of new toilets. There is no 

standard accepted distance between toilets on a trail. 

More details of the works are provided in Tables 11, 12, 13, 15 & 16 of the New England Rail Trail Plan 

(Attachment 1).  And Tables 1, 2 and 3 of the revised costings for the two end sections of the trail. 

Design Standards – Australian Standards for all works will be adhered to. Engineering certification of 

bridge supporting structures and abutments is strongly recommended, to ensure the structural soundness 

of the bridges to be re-used. The services of a qualified bridge engineer will need to be utilised to assess 

both bridges for structural soundness (a Level 2 integrity test is sufficient), to provide drawings of, and 

specifications for, a typical bridge super-structure and re-decking. 

As a general rule, multipurpose trail bridges should support a minimum design load of 5.67 tonnes where 

emergency vehicles cannot easily gain access close to the bridges by other means. 

Handrails will be required where the fall from the bridge decking to the ground is greater than 1 metre. This 

is a Standards Australia requirement. 

There are designated standards for handrails for pedestrians and cyclists (1.0 – 1.1m high for walkers and 

1.3m for cyclists with a number of detailed specifications regarding design). There are no standards for 

horses, although the UK has adopted a height of 1.8m where fall to ground is significant. 

It is of major importance to develop a Bush Fire Risk Management Plan early in the planning process in 

consultation with the NSW Rural Fire Service. This is an issue with many rail trails and it has been 

successfully tackled elsewhere. For example, the Lilydale to Warburton Rail Trail (in Victoria) has 

developed a Wildfire Risk Management Plan. The Plan includes objectives and relevant actions. The 

objectives are: 

 Providing a safe recreation trail for walkers, cyclists and horse riding; 

 Providing a safe access onto and along the trail for all emergency vehicles; 
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 Minimising the risks of fires spreading from or onto the rail trail; and 

 Developing annual maintenance works and maintenance programs (with an accent on fire hazard 

reduction). 

Utility adjustments or property acquisitions – none required. 

Concept diagrams and sketches – see the New England Rail Trail Plan (Attachment 1), 

Appendices 1, 2, 3 & 5. 

Photos – see the New England Rail Trail Plan (Attachment 1), various photos throughout of existing 

infrastructure and intended new infrastructure. 

Proposal Scope – most of this detail is provided in Attachment 1. An artists sketch of the route is 

provided in Attachment 2. 

 

 

3.4.2 PROPOSAL EXCLUSIONS 

None 

 

3.4.3 RELATED PROJECTS 

None 
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3.5 PROJECTED COSTS 

3.5.1 PROJECTED CAPITAL COSTS 

 

Table 3.2: Projected capital costs inclusive of contingency ($000s) 

Stage 

2
0

2
0

-2
1
 

2
0

2
1

-2
2
 

2
0

2
2

-2
3
 

2
0

2
3

-2
4
 

F
u

tu
re

 

Y
e

a
rs

 

T
o

ta
l 

Base cost estimate 639.083 9,582.140 4,221.394 3,903.234  
18,345.851 

Contingency 115.219 1,727.549 761.069 703.708  
3,307.545 

Escalation  13.826 207.306 91.328 84.445  
396.905 

Nominal cost  768.128 11,516.996 5,073.791 4,691.387  22,050.302 

 

3.5.2 PROJECTED ONGOING COSTS 

 

Table 3.3: Projected ongoing costs ($000s) 

Year 
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Maintenance of trail (slashing, resurfacing, 
signage etc) 

  69.94 69.94 
 

154.7 294.58 

        

        

        

        

        

        

     40.6 94.2 134.8 

 

3.6 COST-BENEFIT ANALYSIS 

Annual beneficiaries of  the rail trail will include: 

Local businesses – via an additional $5.8M of new visitor expenditure 

The local economy – an additional 26 FTE jobs as a result of the increased visitor spend; 

NSW economy – the potential to attract more visitation to NSW; 

Visitors (29,000 non-local and 37,400 locals) – a new recreational and heritage facility to explore; 
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NSW Government – a maintenance cost saving of approximately $54,000 pa as the councils will take over 

this responsibility; 

Trail Users – health benefits estimated at $1.42/km for cycling and $2.83/km for walking (Queensland 

Department of Transport and Main Roads 2016). 

A Cost-Benefit analysis has been conducted for the full 103 km section of trail between 

Armidale and Glen Innes.  It includes the following: 

Costs: 

 $22M capital cost in three stages over the period 2021-2024 (as estimated in the NE Rail Trail Plan); 

 Council maintenance costs of $154,706 pa (Halliburton 2020). 

Benefits: 

 Reduced maintenance costs (currently contracted by the NSW Government to John Holland) of 

$54,000 pa; 

 Additional visitor expenditure (new visitor numbers and daily expenditure estimates taken from the New 

England Rail Trail Plan) – only the expenditure from visitors from outside NSW were included. Daily 

expenditure data taken from the NE Rail Trail Plan.  It is assumed 10% of users will buy a package to 

use the trail, which costs 39% more based on data from the Otago Rail Trail; 

 Trail user health benefits (for walker and cyclists), taken from Queensland Department of Transport and 

Main Roads (2016) – only the benefits to NSW resident users were included; 

The analysis was conducted using a 7% discount rate over a 20-year analysis period, and assuming a 

60/40 split of overnight stays between Armidale and Glen Innes. 

Sensitivity testing was also conducted on the number of visitors using the trail from outside NSW.  For the 

base-case it was conservatively assumed that only 25% of visitors to the trail are from outside NSW. 

The 103 km rail trails would generate a BCR of 5.47 and a Net Present Value of 

$114.6M if only 25% of the new visitors are from outside of NSW.  

The majority of these benefits are health benefits ($11.7M per annum), with additional visitor expenditure 

contributing $1.5M per annum. 

 

 

3.7 FINANCIAL APPRAISAL 

Figure 2 shows the project cash flow up till 6 months after project completion.  A contingency of $1.7M has 

been allowed for the removal of the existing steel rails and sleepers.  Halliburton (2018 and 2020) 

estimated that track removal by contractors would cost $33/m, and this would be a cost-neutral exercise for 

the two councils as the contractors would be able to sell the old track materials. 

Sydney Trains (2019) report the value of 47kg/m rail steel at $45/m 

(https://www.transport.nsw.gov.au/sydneytrains/commercial/strategic-procurement/second-hand-rail-for-

sale).  This is the same weight steel as the tracks which run from Armidale to Glen Innes 

Here, we have conservatively assumed the contractors can only achieve $25/m for the rail steel and 

nothing for the sleepers, leaving a shortfall of $8/m (a total of approx.$1.7M for 103kms of track) due to the 

contractors to be covered by the project capital costs.  Hence the addition of $1.7M to the capital costs. 

https://www.transport.nsw.gov.au/sydneytrains/commercial/strategic-procurement/second-hand-rail-for-sale
https://www.transport.nsw.gov.au/sydneytrains/commercial/strategic-procurement/second-hand-rail-for-sale
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A more detailed cash flow budget is shown at Attachment 6 for rail trail construction and up to 6 months 

after completion. 
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Figure 2. Project Cash Flow Pattern till 6 Months After Construction Completed 

 

 

The on-going maintenance costs and revenue-raising potential to cover those costs are a matter of interest 

to both councils.  There is a sentiment in some quarters of the community and 

council that the rail trail should not be an economic burden to ratepayers – 

though when compared to other community and visitor attractions funded by ratepayers, the annual 

maintenance cost is expected to be small (e.g. sporting grounds cost ARC $5.2M pa, parks and gardens 

cost $2.9M, swimming pools cost GISC $580,000 pa). 

Based on data from other trails (e.g. the Otago Rail Trail), it is anticipated that trail users will make some 

contributions toward trail maintenance.  On the Otago trail this is either by direct donation, or by the 

purchase of a passport which users stamp at key destinations along the route.  For example, conservatively 

assuming that 50% of the 14,000 new overnight visitors make a donation of $10 each, this would raise 

$70,000 toward trail maintenance costs. 

There are a range of options for councils and other community groups to raise funds for and contribute 

toward rail trail maintenance such that the annual costs of maintenance can be partly or entirely offset for 

councils and ratepayers.  These include: 

 Government Grants (unlikely – usually capital only); 

 In-kind contributions – community group partnerships, volunteering; 

 Fund raising – donations, sponsors; 

 Fees from benefitting businesses – e.g. Rail Trail Friendly Business Program; 

 Trail user fees – compulsory or voluntary. Trail Passports as in NZ; 

 Event income – cycling, duathlons, triathlons, fun runs, walks; 

 Sale of rail materials – sleepers & steel; 

 Sale of products/merchandise; 
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 Earnings from investments;  

 Managing agency budgets (ARC, GISC, NERT?); 

 

The potential annual revenue from these sources and potential annual maintenance costs are provided in 

Figure 3. 

 

Figure 3. Council Maintenance Costs and Offsetting Revenue Sources 

 

Figure 3 indicates that there is considerable potential to offset most or all of the annual operating costs of 

the New England Rail Trail. 

 

3.8 PROPOSED FUNDING ARRANGEMENTS 

 

Table 3.4: Proposed capital funding contributions ($000s) 
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2
0

2
0

-2
1
 

2
0

2
1

-2
2
 

2
0

2
2

-2
3
 

2
0

2
3

-2
4
 

2
0

2
0

-2
1
 

R
e
m

a
in

in
g

 

Y
e

a
rs

 

T
o

ta
l 

Proposal capital costs 768.128 11,516.996 5,073.791 4,691.387   22,050.302 

 

NSW Government (subject of this 
request)  

384.064 5,758.498 2,536.896 2,345.694 
 

 11,025.151 

Council contributions        

Industry contributions        

Community contributions        

Other government contributions 384.064 5,758.498 2,536.896 2,345.694   11,025.151 

Other funding sources (please detail)        

Sub-total 768.128 11,516.996 5,073.791 4,691.387   22,050.302 

 

3.9 FINANCIAL HEALTH & SUPPORT 
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Not applicable. 

4 IMPLEMENTATION CASE  

4.1 PROGRAM & MILESTONES 

 

Table 4.1: Key events 

Event Start  Finish 

Public and landholder consultation June 2021 Dec 2021 

Approvals & legislation to close corridor Apr 2021 Sept 2021 

Finalise designs, tendering & contractors engaged Oct 2021 Mar 2022 

Field works for Stage 1 Armidale to Guyra + Glen Innes Pilot Jan 2022 Jun 2022 

Construction Stage 1 Armidale to Guyra + Glen Innes Pilot Apr 2022 Mar 2023 

Field works for Stage 2 Armidale to Guyra to Glen Innes Apr 2023 Sept 2023 

Construction Stage 2 Armidale to Guyra to Glen Innes Jul 2023 Sept 2024 

Rail trail commissioned Oct 2024  

 

For more detail see Gantt Chart at Attachment 4. 

  



Attachment 1 NE Rail Trail Business Case - Regional Development Australia on behalf of New England Rail Trail - 
26.10.2020 

 

 

Attachment 1 Page 123 
 

4.2 GOVERNANCE 

At present, the rail corridor is managed by the NSW Government (Crown Lands) who have sub-contracted 

management responsibility out to John Holland, who spend approximately $54,000 per annum on 

maintenance operations.  There are also a small number of community groups and landholders who have 

leases on the corridor, and conduct maintenance functions in return for incurring minimal or zero lease 

costs. 

Rail trails around Australia demonstrate a range of different entities taking the lead in the governance of rail 

trail operations (Figure 4) 

Figure 4. Australian Rail Trail Governance Examples 

 

The high level outcomes for the New England Rail Trail are as follows and will help 

determine the most appropriate governance structure: 

 Economic development and jobs; 

 Economic diversification; 

 Enhance the regions competitiveness as a tourism destination; 

 Entirely or largely self-funded – financially sustainable, lower costs, variety of income generating 

options. 

 

Desirable outcomes from the governance structure include: 

 Clear and simple to initiate and administer; 

 Effective and efficient planning and management; 

 Partner strengths and responsibilities assigned accordingly; 
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 Visitor experiences improved continually leading to a competitive destination; 

 Supported by a range of funding mechanisms, some self-generation; 

 Controls to reduce key risks; 

 Community benefits are clear, inclusive of community and user groups; 

 Legally allowed. 

Preferred governance features will include a strong business focus, a revenue raising focus such that the 

rail trail becomes largely self funding and is not entirely reliant upon ARC and GISC to maintain the 

infrastructure, investment from existing and new operators and community involvement. 

A number of alternative government options exist, and in identifying a preferred governance option for the 

New England Rail Trail, the features of these options have been explored (Figure 5). 
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Figure 5. Rail Trail Governance Options 

 



Attachment 1 NE Rail Trail Business Case - Regional Development Australia on behalf of New England Rail Trail - 
26.10.2020 

 

 

Attachment 1 Page 126 
 

A private governance structure is not applicable because the rail trail will be on land owned by the State 

(i.e. Crown Land), not on private land. 

Similarly, as the New England Rail Trail will be entirely on public land, rather than on a mix of land tenures, 

a partnership arrangement between public and private entities is less applicable.  However, it is still 

desirable to have private entities (e.g. local tourism businesses, not for profit community entities) involved 

in rail trail governance to ensure both a focus on commercial/business performance, and input from local 

user groups. 

The two councils involved have expressed a strong preference for the councils taking a leadership role in 

the governance structure, but with strong community representation. Given this situation, Figure 6 

illustrates the proposed governance structure and interfaces between entities. 

Figure 6. Proposed Project Governance 

 



Attachment 1 NE Rail Trail Business Case - Regional Development Australia on behalf of New England Rail Trail - 
26.10.2020 

 

 

Attachment 1 Page 127 
 

 

 

 

4.3 KEY RISKS  

Table 4.2 Outlines the key project risks and mitigation strategies. 
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Table 4.2: Key proposal risks 
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4.4 LEGISLATIVE, REGULATORY ISSUES & APPROVALS 

 An Act of the NSW Parliament will be required to close the rail corridor and transfer ownership from 

Transport NSW to Crown Lands.  Crown Lands will then entrust maintenance of the corridor and 

responsibility for developing the rail trail to Armidale Regional and Glen Innes Severn Councils.  A 

precedent for this process has already been set in NSW with the Tumbarumba to Rosewood Rail Trail, 

managed by Snowy Valley Council ; 

 A Biosecurity Plan is required, however this already exists and is a generic plan developed by NSW 

Local Land Services (LLS) for Crown Lands.  It can be amended for specific local conditions/issues, 

and a draft Biosecurity Plan for the Armidale-Glen Innes trail has already been written; 

 Councils will be required to do an Environmental Impact Assessment involving LLS, EPA and Fisheries.  

Again, a precedent for this process has already been set with the Tumbarumba to Rosewood Rail Trail. 

 

 

4.5 PROPOSED MANAGEMENT ACTIVITIES  

4.5.1 RISK MANAGEMENT 

Both councils are committed to an enterprise wide approach to risk management.  

Enterprise risk management involves coordinated activities to direct and control the organisation with 

regard to risk. It is a systematic process that involves establishing the context of risk management, 

identifying risks, analysing risks, treating risks, periodically monitoring and communication and consultation.  

Risk management explicitly addresses uncertainty, but it does not eliminate all risk. The application of risk 

management thinking, principles and practices aims to help Council deliver quality services, improve 

decision-making, set priorities for competing demands/resources, minimise the impact of adversity and 

loss, ensure regulatory compliance and support the achievement of objectives.  

Internal Audit and Risk Committees are responsible for assisting the Councils with its oversight function, by 

providing independent assurance, advice and recommendations on matters relevant to risk management, 

control, governance and external accountability responsibilities.  

The CEOs and Executives are responsible for leading the development of an enterprise risk management 

culture across the organisations and ensuring that the Enterprise Risk Management Policy and Enterprise 

Risk Strategy are being effectively implemented within their areas of responsibility.  

Managers at all levels, are the risk owners and are required to create an environment where the 

management of risk is accepted as the personal responsibility of all workers, volunteers and contractors. 

Managers are accountable for the implementation and maintenance of sound risk management processes 

and structures within their area of responsibility in conformity with Council’s enterprise risk management 

framework.  

The Manager, People and Performance is responsible for coordinating the processes for the management 

of risk throughout the organisation. This may include the provision of advice and service assistance to all 

areas on enterprise risk management matters.  

All workers are required to act at all times in a manner which does not place at risk the health and safety of 

themselves or any other person in the workplace. Workers are responsible and accountable for taking 
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practical steps to minimise Council’s exposure to risks in so far as is reasonably practicable within their 

area of activity and responsibility. 

Construction and implementation risks will be managed by a number of mechanisms including: 

 Contracting a project manager to oversee all aspects of the process and regularly report back to the two 

councils; 

 Consulting with every individual landholder along the route; 

 Regular communication with the affected communities; 

 Contingency and escalation allowances have been built into the budget. 

 

4.5.2 ASSET MANAGEMENT & OPERATIONS 

It is anticipated that once the rail corridor is closed, responsibility for maintenance will be handed over to 

the two councils (Armidale Regional and Glen Innes Severn Shire).  In the NE Rail Trail Plan, annual 

maintenance costs for the entire 103km rail trail are estimated at approximately $95,000 per annum, based 

on data from Indigo Shire Council on maintenance costs for Victorian rail trails.  Note this is significantly 

less than the $310,000 per annum estimated in the New England Rail Trail Plan, which is regarded as an 

over-estimate as the trail will be available for grazing right up to its 6m border due to new fencing 

arrangements.  Also, it is anticipated community groups will assume responsibility for some maintenance 

further reducing costs. 

Moreover, assuming the councils will resume ownership of the rail lines which have to be removed, they will 

be able to sell the sleepers and rail track steel to generate a maintenance fund. This has been the case for 

the Tumbarumba-Rosewood Rail Trail. 

As outlined in Section 3.7 above, it is estimated that rail trail user donations will also contribute $70,000 

annually to trail maintenance costs. 
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4.6 ATTACHMENTS 

 

4.6.1 ATTACHMENT 1 – New England Rail Trail Plan (2018). 

 

Provided as a separate document. 



Attachment 1 NE Rail Trail Business Case - Regional Development Australia on behalf of New England Rail Trail - 26.10.2020 
 

 

Attachment 1 Page 134 
 

 

4.6.2 ATTACHMENT 2 – Proposal Scope 
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4.6.3 ATTACHMENT 3 – Cost Plan 

 

Detailed costings are provided in Section 6 of the provided New England Rail Trail Plan. 

 

A summary version of those costings is provided in Table 4.4 

 

Table 4.4. Cost Plan 
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4.6.4 ATTACHMENT 4 – Gantt Chart 
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4.6.5 ATTACHMENT 5 – Evidence of Community Support 

 

The following list illustrates the community support received for the project: 
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The following text is from a flyer used to inform the local community about the project: 

 

5. What is a Rail Trail and what does it look like? 

6. With the current debate on establishing a rail trail on the rail corridor between Black Mountain and Ben Lomond [about 

38kms in length] it is timely that we should better understand what is a rail trail. 

1. What is a rail trail and who uses them? 

 A rail trail is a trail located along a former railway line. The track or trail will be a gentle grade as it follows the train line 
and has the added benefit of the trail passing through historical localities, countryside and villages. 

 The trail should be suitable for walkers, mountain bikes, hybrid bikes, prams, children’s scooters and wheel chairs. It 
should allow for two way passage. No horses or motor bikes would be allowed on the trail due to biosecurity, risk and 
maintenance concerns.  

 Rail trails are used by everyday people, such as, locals including children, tourists, families, retirees and community 
groups. 
 

8.  

9.  

2. Legislation and Governmental issues 

 With the passing of an act by both Houses of State Parliament to close the rail corridor, the land reverts to Crown Land 
and is managed by the relevant local government, in this case the Armidale Regional Council (ARC). This land, or part 
thereof, cannot be sold in future without legislation again passing successfully through both Houses of the State 
Parliament. Travellers on the trail would be covered by insurance through Armidale Regional Council through their 
usual third party property insurance cover. This is the cover for all other ARC managed areas. 

 Should a future Government need to reinstate the rail corridor for rail use, legislation would again need to be passed 
through both Houses of State Parliament. The rail trail would then be closed. 

 It is anticipated that the funding to build the trail would come from the State Government. The ARC would undertake a 
form of ownership, trail upkeep and maintenance. 

3. Appearance 

 The rail trail should be approximately three metres wide and, subject to the final design, would be enclosed with 
fencing on either side of the trail pavement. It would be sign-posted with locations, distances and historical points of 
interest.  

 The general practice throughout the world is that the rails and sleepers are removed, the ground compacted and then 
gravel or bitumen applied. Light gravel is usually the preferred surface. The rails and sleepers can either be sold to 
offset building costs or if suitable stored for possible future use. 

 Trackside signs with distances as well as trail rules and conduct would be located at rail stations and other access 
points. Advertising of local businesses would also be considered. 

10.  
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11.  

4. Graziers’access 

 Current graziers’ access rights would be maintained outside the fenced off area of the trail. Removal of noxious weeds 
in the grazed areas will remain the responsibility of graziers, as is the current practice.  

 The management of the trail would need to include control of noxious weeds on the actual trail. 

 Stock corridors at appropriate sites would allow stock to be moved from one side of the trail to the other, with stock 
grids on the entrances to the trail to exclude stock from the actual trail. Automatically closing gates would allow 
walkers to cross the open area. There would be signs advising trail users to remain on the trail at these points and not 
to trespass on grazing land. 

 Trail access across high level bridges would possibly require more solid fencing. If the bridge is unsuitable, the trail 
would continue alongside the bridge. 

 The usual pedestrian safety features would be established at road crossings. Stock grids and gates would be built where 
required. 

12.  

13.  

5. Benefits for the community 

 The Guyra Rail Station and environs would retain track for the continued unchanged running of the popular trike 
activities.  

 Seating and rest areas will be provided at appropriate distances, as well as ambulance access points to road-ways. 

 The trail is a car-free facility for riders and families to walk, cycle and exercise in safety. 

 It is also a place for tourists to come and experience the area away from their cars. 

 We would see a significant flow of cashed up tourists intent on experiencing the New England cool climate rail trail. 
They would be encouraged to stay overnight and to enjoy a meal etc., as well as other attractions. Experience shows 
that in Victoria and overseas new businesses flourish and this leads to increased knowledge of the area and thereby 
encourages further permanent residents. Increased patronage also leads to increased property values and a wider 
range of more successful main street facilities. 
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4.6.6 ATTACHMENT 6 – Project Cash Flow 
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1. Policy Statement 

To facilitate the efficient assessment of applications for development under the 
Environmental Planning and Assessment Act 1979 (EP&A Act), by communicating how Council 
will manage applications. The handling of incomplete or deficient applications, and proposals 
that require amendments, requires significant resources to manage, and this creates a flow on 
effect of increased processing times for all applications before Council. This impacts on the 
assessment times for all other applications. Amendments to applications can also cause 
uncertainty within the community as to what is being proposed.  

This Policy is designed to outline the principles of dealing with unclear, illegible, grossly non-
compliant, deficient and amended applications and to encourage the lodgement of good 
quality applications. Council is committed to an efficient, consistent and effective application 
service which benefits the majority of applicants that submit good quality and complete 
applications.  

2. Principles Heading 

Delivery of a consistent, equitable and efficient development assessment service, which is 
only possible when applications are submitted with the required information so an informed, 
proper and timely assessment can be made of the application. 

3. Scope and application 

This Policy is to apply to all development applications, modifications and reviews of 
determinations submitted to Armidale Regional Council. To ensure a consistent, equitable and 
efficient service, the following actions will be applied: 

 Applicants are encouraged to discuss proposals with Council prior to lodgement to 

ensure the application is complete and can be assessed. 

 Council commits to providing clear and consistent pre-lodgement advice. 

 Council commits to addressing issues with applicants in a timely and efficient manner. 

 Council will assess and determine what is submitted in the original application. 

 Council will reject unclear, illegible, incomplete applications. If rejected a refund of fees 

will be provided.  

 Council will request further information, providing a reasonable timeframe, if required 

to assist in the assessment of the application.   

 Council will place an application on hold waiting for information or amendments, except 

where in the opinion of the Manager Development, the matters are minor issues and 

can be resolved in a short timeframe.  

 Council will only request further information once providing the Applicant sufficient 

time to provide the information to Council.  After this timeframe has expired the 

Applicant will be provided with the option to withdraw the application and Council will 

refund any unspent fees.  

 Failure to withdraw applications will result in a determination based on the proposal as 

originally submitted. 
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 Applicants have the opportunity to submit a review of determination under Section 8.2 

of the EP&A Act if they are not satisfied with the outcome of their application. 

To facilitate the lodgement and assessment of good quality and complete applications, Council 

will provide the following services: 

 Availability of staff at Customer Service Centres to provide expert advice and discuss the 

proposal between 9 and 11 each day.  

 Checklists to complete before lodging applications (provides details on what 

information is required for Council to undertake an assessment). Your application may 

be rejected if it has inadequate information or fees.  

 A pre-lodgement meeting (fees apply) with relevant expert staff to give written advice 

regarding how the proposed development fits within development standards etc. and 

advice on specific issues such as site constraints, setbacks, design issues, landscaping, 

stormwater, ecology, parking etc.  

 All Application lodgements will be via the Planning Portal.  Council customer service 

officers can assist with your lodgement 

 Availability of all Local Environmental Plans, Development Control Plans and site 

constraint information (e.g. flooding, bushfire etc.) on Council’s website.  

 Information on Council’s website regarding the development assessment process.  

 Once an application is lodged, public access through Council’s webpage to the 

application including tracking of the progress and relevant 

documents/information/submissions to that application. 
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DA NUMBER: DA-77-2020 

LOCATION: 
1075 Tenterden Road TENTERDEN  NSW  2365  

Lot 51 DP 753669 

DEVELOPMENT 
DESCRIPTION: 

Intensive Livestock Agriculture   

COUNCIL: Armidale Regional Council : Kate Blackwood 

PLEASE REFER TO REFERENCE DOCUMENT FOR ADDITIONAL INFORMATION 

PROPERTY DETAILS / HISTORY 

FILE HISTORY 
A search of Councils electronic records did not find any recent development applications that 
apply to the subject land.  

TITLE PLAN There are no easements or title restrictions that would impact the proposed development.  

CHECK OWNERSHIP 
Title Search on file. The authorised persons have signed owners consent on behalf of  
Miramar Land Pty Ltd.  

Background  

Development Application (DA) 77/2020 seeks development consent for the construction and operation of a 999 head cattle  or 
3999 head sheep feedlot at Tenterden Station, land also known as 1075 Tenterden Road, Tenterden (the Site).  

The DA was lodged on 2 July 2020 by Neill Trading Pty Ltd (the applicant) with an estimated total cost of works equating to 
$34,000.  

The application is for DA only.  

General Site Characteristics 

Tenterden Station is located at the western slopes of the New England tableland area approximately 25 kilometres to the west 
of Guyra. The Site comprises several allotments formally described as 1075 Tenterden Road, Tenterden and is zoned RU1 
Primary Production under the provisions of the Guyra Local Environmental Plan 2012 (GLEP 2012). The property has a 
combined area of approximately 1,501 Hectares of which approximately 20 Hectares will be utilised for the purposes of the 
proposed development.  

The majority of the land comprises improved pastures for livestock grazing and some broad acre cropping when soil moisture 
is available. Surrounding land uses are primarily extensive agriculture and rural workers dwellings and homesteads. Kangaroo 
Creek traverses the northern part of the property in an east to west direction. Tenterden Station extends to the south of 
Tenterden Road. The southern paddocks are traversed by Brushy and Georges Creeks.  

The nearest non-associated residential receptor is located approximately 1970m west of the development site and there are 
up to four (4) non-associated dwellings within a 3000m radius of the Site. It is also noted there is a workers cottage 
approximately 1400m from the Site, however this is currently held in the same ownership (Miramar Land Pty Ltd).  

The SIte is accessible via Moredun Dams Road, which is an unsealed Council road with two-lanes and is gravelled up to the 
entrance of Tenterden Station stock yards. Moredun Dams Road is accessible via Tenterden Road, which is a sealed B-double 
route. It is expected that traffic generated from the feedlot will primarily travel east along Tenterden Road towards Guyra 
Road and then north west to abattoir facilities located in Inverell.  

Tenterden Station has a total of 570 ML of water entitlements available for irrigation purposes and potentially feed-lotting if 
required. The entitlements consist of 250 ML of groundwater from the local fractured rock aquifers (currently being finalised), 
a 200 ML entitlement from Georges Creek and a total property harvestable right of approximately 120 ML. 

The Site is identified as being part bushfire prone, being the land upon the hills which contains some remnant native 
woodlands. No other natural hazards are known to affect the Site and the land is not identified as containing any 
contaminated land or other sensitive land uses.   

Land where the proposed feedlot is to be located does not contain any heritage items listed under Schedule 5 of the GLEP 
2012 or the NSW State Heritage register. There are three (3) locally heritage listed sites within 1400m radius including St 
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Thomas Church (I106), Tenterden Homestead (I108) which is occupied by the proponent and Tenterden Hall (I107).  

The Statement of Environmental Effects (SoEE) advises that there are no recorded Aboriginal sites, places, objects or artefacts 
on the subject lands and, due to previous disturbance and clearing associated with agricultural practices, considers that the 
subject lands are unlikely to contain items of Aboriginal cultural significance. 

The Proposal  

Council approval is sought to develop a feedlot for sheep and/or cattle at the Site. The general aim is to operate the site as an 
opportune feedlot to finish sheep or cattle to a range of specifications and utilise fodder and grain produced on-farm at 
Tenterden Station. At maximum capacity, the proposed feedlot will be able to accommodate up to 999 head of cattle or 3999 
head of sheep. It is proposed to utilise the existing livestock handling and feeding facilities at the Site to operate and maintain 
the feedlot, including existing stock yards, internal roads, machinery and feed storage.  

The proposed development will comprise the following: - 

  Use of four (4) pens to be stocked at a rate of 20m
2
 per head if the site reaches a total capacity of 999 head of 

 cattle or 3,999 head of sheep.  

  Construction of additional internal roads to service the proposed cattle and sheep pens, effluent capture drains,   
 as well as a sediment and effluent holding pond system to capture and store runoff from the feedlot pens;  

  Ancillary structures and uses include the use of an existing feedmill, machinery and machinery sheds, on-site water 
 storage, cattle yards for processing of incoming and outgoing cattle and the existing cropping areas on the property 
 for the sustainable disposal of effluent runoff and manure recycling.  

The SoEE provides that the proposed feedlot will be designed, constructed and managed in accordance with the standards 
described in The National Guidelines for Beef Cattle Feedlots (3rd Edition, 2012).  

The natural slope of the land allows for minimal earthworks to create the required slope for the pens. Some minor earthworks 
within the pens will be undertaken as routine maintenance and management of the manure pad.  

The majority of operational activities at the feedlot will be undertaken from 7am to 5pm, 7 days a week. Some heavy vehicle 
movements are likely to occur outside normal operating hours (e.g. in summer, it is desirable to transport cattle either at night 
or in the early hours of the morning for animal welfare reasons). The feedlot will therefore require the flexibility to allow heavy 
vehicle movements outside of the normal operating hours. Grain and feed deliveries would generally be restricted between 
the hours of 7 am and 5 pm, Monday to Friday with occasional exceptions for weekends during the harvest season.  

Traffic will enter and exit the Site via Moredun Dams Road. An existing access is already constructed to a high standard and 
which is the main access to the northern part of Tenterden Station and is classified for B-double access. Anticipated additional 
traffic generated by the Feedlot will include heavy-vehicle traffic carrying stock and stockfeed in, stock out, and light vehicles 
transporting employees, visitors and service personnel. The SoEE advises, if the proposed feedlot is operated at maximum 
capacity an additional 3.5 total truck movements will be generated per week. During grain harvest periods there would be a 
short-term increase in heavy vehicle movements for grain trucks.  

Referrals  

Environmental Health  

Previous request for information has been satisfied with amended site plan outlining adequate buffer distances from sensitive 
environmental areas. The plan clearly identifies the cattle holding pens, and related effluent management infrastructure and 
treatment / application methods. The amended site plan is considered satisfactory in accordance with best practise guidelines 
and conditions of consent can be applied to ensure compliance with this design.  

In addition to the above the sediment basin, holding pond and effluent application area have been amended in response to 
the concerns outlined in the initial request for additional information, it is considered that the amended design is satisfactory. 

Development Engineering  

Both Tenterden Road and Moredun Dams Road pavements will be able to cater for this minor increase in B-double 
movements. No conditions will apply for upgrades or developer contributions.  

Revisions  

Formal correspondence was issued to the proponent on 11 August 2020. The correspondence included a request for 
additional information and redacted copies of submissions received by Council after the application was neighbour notified.  
 
Upon consideration of the information provided in the submissions and discussion with Council staff, the proposal was 
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amended in terms of operational details and layout. The proposed feedlot will now consist of 8-pens capable of carrying up to 
999-head of cattle or 3,999 head of sheep. Furthermore, the feedlot sedimentation system provided in the initial application 
involved a sediment terrace system. The proposal has since been revised to adopt a standard sediment basis design in 
accordance with current best practice guidelines.  

Other specific matters as requested by Council’s request for additional information include: - 

 A diversion bank, following the southern edge of the proposed feedlot, to redirect clean run-off away from the 
feedlot. The diverted clean run-off will be directed to the existing waterways. 

 Catch drains on the downstream edges of the feedlot pen rows, and around the edge of the manure pad to ensure 
that any effluent is contained within the feedlot catchment and directed to the proposed sedimentation system, 

 Sedimentation basin to settle manure solids out of the feedlot run-off, 

 A culvert running under the farm access track, into the proposed effluent pond, 

 Effluent reuse area where effluent collected in the effluent pond is to be applied via a portable spray irrigation system 
(Travelling irrigator or pod system over 4 Ha),  

 200 m buffer zone from watercourses to the east and north of Tenterden Station feedlot,  

 Cadastral boundaries of the Lots subjected to potential feedlot development, and 

 Scale bar to allow measurements from the plan 
 

REFERRALS  

if yes to any question refer to Section 4.15 reference document 

Public Authority 

Is the application by/on behalf of Public Authority (this includes UNE)? NO 

Power 

Is the development located wholly or partially within a Transgrid easement? NO 

Roads 

Does the development gain access from or is adjacent to a classified road? NO 

BIODIVERSITY CONSERVATION ACT 2016 

Section 1.7 of the EP&A Act identifies that Part 7 of the Biodiversity Conservation Act 2016 (BC Act) and Part 7A of the 

Fisheries Management Act 1994 have effect in connection with terrestrial and aquatic environments.  
There are four triggers known to insert a development into the Biodiversity Offset Scheme (i.e. the need for a BDAR to be 
submitted with a DA) 

Clause 7.2 The clause states the following: - 

For the purposes of this Part, development or an activity is likely to significantly 
affect threatened species if— 

(a)  it is likely to significantly affect threatened species or ecological communities, 
or their habitats, according to the test in section 7.3, or 

(b)  the development exceeds the biodiversity offsets scheme threshold if the 
biodiversity offsets scheme applies to the impacts of the development on 
biodiversity values, or 

(c)  it is carried out in a declared area of outstanding biodiversity value. 

The site is not mapped on the Biodiversity Values Map. 
 



Attachment 1 DA-77-2020 4.15 Assessment Report 
 

 

Attachment 1 Page 292 
 

Clause 7.3 (Test of Significance) The area to be subject to development contains one Eucalyptus melliodora 
(Yellow Box). At the time of survey the remained of the footprint contained little 
or no ground cover or grass due to drought conditions. The history of the 
paddock indicates that it is sown to a range of improved pastures and fodder 
crops. A Test of Significance was undertaken to assess if the proposed 
development would be likely to result in a significant impact on the vegetation 
observed within the footprint.  

 
The test for determining whether proposed development is otherwise likely to 
significantly affect threatened species is listed in the BC Act 2016, under s7.3:  
(a) in the case of a threatened species, whether the proposed development or 
activity is likely to have an adverse  effect on the life cycle of the species 
such that a viable local population of the species is likely to be placed at risk of 
extinction,  
The area to be disturbed is non-native vegetation and provides no permanent 
habitat for threatened species. The potential exists that some local birds, bats or 
other mobile species may utilise the cattle yard area for foraging. The feedlot 
represents an extension of this foraging area and therefore may provide some 
local benefits to species that are present.  
 
(b) in the case of an endangered population, whether the action proposed is 
likely to have an adverse effect on the life cycle of the species that constitutes the 
endangered population such that a viable local population of the species is likely 
to be placed at risk of extinction,  
 
No endangered populations are present.  
 
(c) in the case of an endangered ecological community or critically endangered 
ecological community, whether the proposed development or activity:  
 (i) is likely to have an adverse effect on the extent of the ecological 
 community such that its local occurrence is likely to be placed at risk of 
 extinction, or  
 (ii) is likely to substantially and adversely modify the composition of the 
 ecological community such that its  local occurrence is likely to be 
 placed at risk of extinction, 
 
The area to be disturbed is classified as non-native vegetation and is therefore 
not an endangered or critically endangered ecological community. There are no 
listed communities within a 10km radius of this site according to the Bionet 
search. 
 
(d) in relation to the habitat of a threatened species or ecological community: 
 (i) the extent to which habitat is likely to be removed or modified as a 
 result of the proposed development or activity, and  
 
The habitat available on this site is already highly modified and classified as non-
native.  
 
 (ii) whether an area of habitat is likely to become fragmented or 
 isolated from other areas of habitat as a result of the proposed 
 development or activity, and  
 
The proposed feedlot is not considered to present a local barrier to species that 
may move between remnants of local woodland or open pasture areas.  
 
 (iii) the importance of the habitat to be removed, modified, fragmented 
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 or isolated to the long-term survival of the species or ecological 
 community in the locality,  
 
No native/natural habitat is to be removed or modified as a result of the 
development of the feedlot.  
 
(e) whether the proposed development or activity is likely to have an adverse 
effect on any declared area of outstanding biodiversity value (either directly or 
indirectly),  
 
The subject area does not contain nor lie within the locality of any area that has 
been identified and declared as critical habitat under the TSC or FM Acts.  
 
(f) whether the action proposed is consistent with the objectives or actions of a 
recovery plan or threat abatement plan: 
 
A range of draft recovery plans have been prepared for flora and fauna in the 
region. One of the key components in these recovery plans is to limit or avoid 
any further disturbance of native vegetation or remnants of native vegetation. 
The feedlot has been located to avoid any further impact on local remnants of 
woodland or native grassland.  
 
(g) whether the proposed development or activity is or is part of a key 
threatening process or is likely to increase the impact of a key threatening 
process.  
 
The action as proposed is not considered a key threatening process as the 
development is occurring on cropping land.  

Clause 7.4 (Area Threshold) The application does not seek vegetation removal. The feedlot footprint and 
effluent absorption areas comprise highly modified broad acre cropping land.   

Having regard to the above provisions, the development is not likely to significantly affect threatened species or their 
habitats, nor is it likely to adversely impact upon any endangered or ecological communities. The land is not identified, nor 
declared as an area of outstanding biodiversity value. There are minimal observable habitat links/vegetation corridors to or 
from the land. The land is more or less surrounded by highly disturbed rural/urban environments with limited habitat 
potential. Given the characteristics of the site and the minimal level of habitat provided on the land, the proposed 
development does not involve key threatening processes that could threaten the survival or evolutionary development of a 
species.  

In this regard, the development is considered to be satisfactory with respect to Section 7.3 of the Biodiversity Conservation 
Act 2016. 

 

ENVIRONMENTAL PLANNING INSTRUMENTS  

SECTION 4.15(1)(a)(i) 

STATE ENVIRONMENTAL PLANNING POLICIES (SEPPs)  

State Environmental Planning Policy No. 33 – Hazardous & Offensive Development  

This Policy contains planning provisions for hazardous and offensive development, and aims to ensure that adequate 
consideration is given to the likely impacts of such development. This Policy also aims to identify industries or activities which 
may be potentially hazardous or offensive via the production of a Preliminary Hazard Analysis (PHA).  

The submitted SoEE demonstrates that the proposed feedlot is suitably sited. The main waste products from the feedlot are 
manure and effluent which can be sustainably reused on-site as a valuable alternative to inorganic fertilizers. It is proposed to 
transport manure offsite, either for use on other properties managed by the Proponent, or for sale to other agricultural 
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enterprises in the district. Effluent will be disposed of primarily by irrigation at sustainable rates on existing cropland at 
Tenterden Station, with the remaining effluent to be disposed of by evaporation from the surface of the proposed holding 
pond.  

The feedlot will not produce hazardous waste products. While all feedlots produce some odour, this will be minimised 
through good design and on-going effluent management of the pens and holding pond. Additional protection is provided 
through separation distances between the site, the closest residences and other areas with sensitive land uses. Hence, 
nuisance odours are not expected to cause unreasonable impact to nearby residences or other surrounding areas with 
sensitive land uses. A Level One (1) odour assessment has been undertaken to validate the minimum setback requirement to 
non-associated residential receptors.  

State Environmental Planning Policy  – (Koala Habitat Protection)   

This Policy aims to encourage the conservation and management of areas of natural vegetation that provide habitat for 
koalas to support a permanent free-living population over their present range and reverse the current trend of koala 
population decline.  

There is one (1) koala feed species within the development footprint (Yellow Box - Eucalyptus melliodora) and the land is 
mapped on the Koala Development Application Map. There is not a Koala PoM that applies to the subject land.  Despite this, 
Council may still grant consent to a development if there is no Koala PoM and providing Council is satisfied the land is not 
core koala habitat.  

In response to this, the Site has been mostly cleared of native vegetation and comprises primarily of cropland, existing 
livestock handling facilities, and fodder storage. The Site is therefore not considered to constitute core koala habitat. The 
proposed development will not result in the removal, or degradation, of core koala habitat which may be present within the 
wider region. Council is satisfied the development is consistent with the objectives of the Koala Habitat Protection SEPP and a 
Koala PoM is not required in this instance.  

State Environmental Planning Policy 55 – Remediation of Land  

The objective of SEPP No. 55 is to provide a state-wide planning approach to the remediation of contaminated land. The SEPP 
requires consideration of previous land uses and promotes the remediation of contaminated land for the purpose of reducing 
the risk of harm to human health or any other aspect of the environment.  

The subject land has been historically utilised for agricultural purposes, being primarily grazing, broad acre cropping and other 
related agricultural activities. A preliminary assessment was undertaken by the applicant’s consultant, which concludes that 
the historical use of the site is unlikely to have resulted in contamination and that an inspection of the property did not 
produce any visual evidence of contamination. There are no known previous investigations regarding contamination on the 
subject land or land use restrictions issued by the Environmental Protection Authority (EPA). A site inspection by Council 
Officers did not reveal any visual indications of contamination. In this regard, it is considered that the proposed site is suitable 
for the proposed development and no further investigation is required. 

State Environmental Planning Policy – (Primary Production and Rural Development) 

Intensive livestock industries are addressed within Part 3 of Schedule 4 of the Primary Production and Rural Development 
SEPP. The proposed development meets the definition of intensive agriculture, as a feedlot with capacity to accommodate 
greater than 50 head of cattle or 200 sheep. The proponent has addressed the policy aims of the SEPP. In particular, the 
proponent assesses the the potential for odour, water pollution and soil degradation; and measures to mitigate any potential 
adverse impacts. The site is considered suitable for the proposed development and is adequately separated and shielded 
from neighbouring residents. The Proponent may seek accreditation under the National Feedlot Accreditation Scheme which 
requires the implementation of appropriate mitigation measures and management practices for maintaining a high level of 
environmental protection and animal welfare in accordance with the National Guidelines.  

State Environmental Planning Policy (State and Regional Development) 2011  

This Policy aims to identity development that is State Significant Development, State Significant Infrastructure, Critical State 
Significant Infrastructure, and Regionally Significant Development. As such, the proposed development does not trigger any 
of the prescribed thresholds under Schedule 1 and Schedule 7 of this Policy as the proposal has an estimated cost of $34,000 
and is only for 999 head of cattle or 3999 head of sheep. Schedule 1 and Schedule 7 state:  

 Schedule 1  

  1 Intensive livestock agriculture  
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  Development for the purpose of intensive livestock agriculture that has a capital investment value of more  
 than $30 million.  

 Schedule 7  

  2 General development over $30 million  

  Development that has a capital investment value of more than $30 million.  

 

GUYRA LOCAL ENVIRONMENTAL PLAN (GLEP 2012) 

PART 1 PRELIMINARY 

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

1.9A Suspension of covenants, 
agreements and instruments 

This clause provided that  covenants, agreements or other similar instruments 
that restrict the carrying out of development upon the subject land do not apply 
unless such are: - 

 Covenants imposed or required by council 

 Prescribed instruments under s183A of Crown Lands Act 1989 

 Any conservation agreement under National Parks and Wildlife Act 
1974 

 Any trust agreement under the Nature Conservation Trust Act 2003 

 Any property vegetation plan under the Native Vegetation Act 2003 

 Any biobanking agreement under Part 7A of the Threatened Species 
Conservation Act 1995 

 

PART 2 PERMITTED OR PROHIBITED DEVELOPMENT 

2.2 Zoning of land to which Plan 
applies  

RU1 Primary Production 
 
Development for the purposes of intensive livestock agriculture is consistent 
with the RU1 Primary Production zone objectives. It will enable the 
diversification and intensification of the existing agricultural enterprise in a 
suitable location and is not expected to cause unreasonable conflict with 
adjoining land uses or environmental impacts.  



Attachment 1 DA-77-2020 4.15 Assessment Report 
 

 

Attachment 1 Page 296 
 

2.3 Zone objectives and Land Use 
Table  

The proposed development is defined as ‘intensive livestock agriculture’ and 
‘feedlot’, as follows: - 

intensive livestock agriculture means the keeping or breeding, for commercial 
purposes, of cattle, poultry, pigs, goats, horses or other livestock that are fed 
wholly or substantially on externally-sourced feed, and includes any of the 
following: - 

 (a) dairies (restricted),   

 (b) feedlots,  

 (c) piggeries,  

 (d) poultry farms,  

but does not include extensive agriculture, aquaculture or the operation of 
facilities for drought or similar emergency relief.  

Note. Intensive livestock agriculture is a type of agriculture—as defined under 
the Guyra LEP 2012.   

Feedlot means a confined or restricted area that is operated on a commercial 
basis to rear and fatten cattle, sheep or other animals, fed (wholly or 
substantially) on prepared and manufactured feed, for the purpose of meat 
production or fibre products, but does not include a poultry farm, dairy or 
piggery.  

Note. Feedlots are a type of intensive livestock agriculture—see the definition of 
that term above. ‘Intensive livestock agriculture’ is permitted within the RU1 
zone with development consent.  

2.4 Unzoned land  N/A  

2.5 Additional permitted uses for 
particular land 

N/A  

2.6 Subdivision—consent 
requirements  

N/A  

2.7 Demolition requires development 
consent 

N/A  

2.8 Temporary use of land N/A  

PART 4 PRINCIPAL DEVELOPMENT STANDARDS 

There are no principal development standards that apply to the proposed development.  

PART 5 MISCELLANEOUS PROVISIONS 

5.18 Intensive Livestock Agriculture (1) The objectives of this clause are— 
a. to ensure appropriate environmental assessment of development for 

the purpose of intensive livestock agriculture that is permitted with 
consent under this Plan, and 

b. to provide for certain capacity thresholds below which development 
consent is not required for that development subject to certain 
restrictions as to location. 

 
(2) This clause applies if development for the purpose of intensive livestock 
agriculture is permitted with consent under this Plan. 
 
(3) In determining whether or not to grant development consent under this 
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Plan to development for the purpose of intensive livestock agriculture, the 
consent authority must take the following into consideration— 
 

a. the adequacy of the information provided in the statement of 
environmental effects or (if the development is designated 
development) the environmental impact statement accompanying the 
development application.  

 
It is considered that the quality of the information contained in the 
SoEE will enable a full and thorough assessment to be undertaken.  
 

b. the potential for odours to adversely impact on the amenity of 
residences or other land uses within the vicinity of the site.  

 
This matter has been addressed later in this report.  
 

c. the potential for the pollution of surface water and ground water. 
 
This matter has been addressed later in this report.  
 

d. the potential for the degradation of soils.  
 
This matter has been addressed later in this report.  
 

e. the measures proposed to mitigate any potential adverse impacts,  
 
Mitigation measures are described in detail throughout the SoEE. A 
range of conditions of consent will apply to ensure the development 
proceeds in accordance with the relevant industry standards.   
 

f. the suitability of the site in the circumstances.  
 
Refer to SECTION 4.15(1)(a)(iii) under the Guyra Development Control 
Plan 2012. 
 

g. whether the applicant has indicated an intention to comply with 
relevant industry codes of practice for the health and welfare of 
animals.  
 
This matter is capable of being managed via a condition as follows: The 
National Guidelines for Beef Cattle Feedlots in Australia is to be 
complied with at all times during the operation of the feedlot to ensure 
animal health and welfare.  
 

h. the consistency of the proposal with, and any reasons for departing 
from, the environmental planning and assessment aspects of any 
guidelines for the establishment and operation of relevant types of 
intensive livestock agriculture published, and made available to the 
consent authority, by the Department of Primary Industries (within the 
Department of Industry) and approved by the Planning Secretary.  
 
The subject feedlot does not propose any variation from the 
environmental planning and assessment aspects of any guidelines for 
the establishment and operation of cattle feedlots. 
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Part 6 ADDITIONAL LOCAL PROVISIONS  

6.1 Earthworks Earthworks will be required to facilitate the construction of 
drainage infrastructure required to manage water/ soil 
quality within the controlled drainage area associated with 
the feedlot operation. The drainage design requires 
construction of catch drains/ diversion drains, sedimentation 
system and holding ponds. The main plant likely to be used 
for the construction of the drainage design would include: - 
 
■ Excavators; 
■ Bulldozers; 
■ Dump trucks; and 
■ Bob cats. 
 
This level of earthworks will not have a detrimental impact 
on environmental functions and processes subject to the 
implantation of standard sedimentation and erosion control 
conditions.  
 
Before granting development consent for earthworks (or for 
development involving ancillary earthworks), the consent 
authority must consider the following matters: 
 

(a) the likely disruption of, or any detrimental effect on, 
drainage patterns and soil stability in the locality of 
the development, 

 
The development will not adversely impact drainage patterns 
as the feedlot design incorporates a controlled drainage area 
to ensure all runoff is captured in to the sedimentation basin 
and holding pond. There is no evidence to suggest that soil 
stability, landslip, etc. is an issue on Tenterden Station. 
 

(b) the effect of the development on the likely future use 
or redevelopment of the land, 

 
The suitability of the site is discussed through this report and 
the development is not considered to significantly impact the 
future/continuing agricultural use or redevelopment of 
Tenterden Station. 
 

(c) the quality of the fill or the soil to be excavated, or 
both, 

 
The footprint of the feedlot has historically been used for 
agriculture, e.g. grazing. There is no evidence to suggest that 
the quality of the soil is comprised. 
 

(d) the effect of the development on the existing and 
likely amenity of adjoining properties, 

 
The earthworks are not in close proximity to any adjoining 
properties. Other impacts affecting amenity (odour, etc.) 
have been considered elsewhere in the report. 
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(e) the source of any fill material and the destination of 
any excavated material, 

 
Excavated material will be utilised on-site and any fill 
material will meet the definition of ‘virgin excavated natural 
material’ under the Protection of the Environment 
Operations Act 1997. 
 

(f) the likelihood of disturbing relics, 
 
As assessed against Clause 5.10 of the LEP, the development 
is unlikely to disturb any relics. 
 

(g) the proximity to, and potential for adverse impacts 
on, any waterway, drinking water catchment or 
environmentally sensitive area, 

 
Impacts on surface water have been considered in the report 
following.  
 

(h) any appropriate measures proposed to avoid, 
minimise or mitigate the impacts of the 
development. 

 
Sediment and erosion control measures will be in place for 
the duration of the construction phase and are considered 
satisfactory. 

 

 

GUYRA DEVELOPMENT CONTROL PLAN 2012 

SECTION 4.15(1)(a)(iii) 

Chapter 4 Rural Development 

This Chapter addresses various aspects of rural development including biodiversity, bushfire management, and access to 
rural properties and dwelling development. It applies to land zoned RU1 Primary Production under the GLEP 2012.  

Access to Rural Properties – General 

This chapter requires that access to rural properties is from a dedicated public road and an access point be constructed at the 
time of creation of an allotment with such access consisting of a gate recessed 20m from the property boundary, together 
with a Table drain crossing in accordance with Council’s engineering standards.  

It is proposed to access the Site via Moredun Dams Road. Upon inspection of the access it was deemed to comply with the 
minimum construction requirements and there are no requirements for upgrades.  

Chapter 12 Notification Procedures 

This Chapter of the DCP complements the provisions of the Guyra LEP 2012 and outlines Council’s policy for community 
notification in the assessment of development applications and the formulation of development guidelines and policies. The 
Chapter also outlines the necessary procedures involved in carrying out such notification. 

Written notice of a Development Application will be sent to those persons who appear to the Council to own or occupy 
adjoining land and neighbouring land if, in the Council’s opinion, the enjoyment of the land may be detrimentally affected by  
the development proposal. This could include land opposite or otherwise distanced from the application site. 

The proposed development was neighbour notified as per Chapter 12 of the Guyra DCP and in accordance with the Armidale 
Regional Council Community Participation Plan. Eight (8) submissions were received during the notification period regarding 
the proposed development. 
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ANY CURRENT OR DRAFT PLANNING AGREEMENT 

SECTION 4.15(1)(a)(iiia) 

Are there any planning agreements or 
draft agreements in place? 

No  

 

REGULATIONS 

SECTION 4.15(1)(a)(iv) 

Does the proposal include any 
demolition? 

No  

Does the proposal involve the relocation 
of a building to/from the site? 

No  

Are there any fire considerations (i.e. fire 
separation) 

No  

Should the building be brought up to 
current BCA standards? (Refer Building 
Surveyor assessment) 

No  

 

LIKELY IMPACTS OF THE DEVELOPMENT 

SECTION 4.15(1)(b) 

Potential impacts on the natural environment? 

Impact on air quality? 

Air quality has the potential to be impacted by dust which also results in odour impacts.  
 
Emissions of dust resulting from the pads or manure stockpiles and access tracks will be comparable to those generated from 
other agricultural activities in the region.  Earthworks activities that generate dust will occur over a short period of time and 
will not be undertaken unless weather permits.  
 
The proponent states that odour and dust generated during operation of the Feedlot will be mitigated by: - 

 Setting a low speed limit on Tenterden Station to minimise the generation of dust on internal roads; 

 Frequent, scheduled pen cleaning will ensure the depth of (dry) manure is maintained at 50mm or less; 

 Pen cleaning to occur, at minimum, every 13 weeks; 

 Management of pen stocking densities to minimise odour and dust generation (the cattle urine and manure add 
moisture to the pen floors); and 

 Manure will only be loaded for transport when wind conditions are favourable. 

 

Furthermore, watering of the Site during earthworks and construction may occur as required to ensure that dust generation is 
minimised during both construction and operational phases. The proponent has allowed for water for dust suppression in the 
calculation for total daily water use per head (cattle).  
 
There will be no unreasonable impacts upon air quality as a result of the proposed feedlot should the above mitigation 
measures be implemented.  
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Impact on water quality? 

Water quality has the potential to be impacted by release of cattle and/or sheep effluent containing high levels of nutrients 
into local surface water systems. No impacts to groundwater are considered likely as there will be very limited interface with 
the water table and given the nature of soils at the Site.   
 
All feedlot infrastructure including feed pens, effluent holding pond, stock handling areas and death pit will be located within 
a controlled drainage area which will capture surface water runoff from the feedlot footprint and divert clean surface water 
from the surrounding area away from the feedlot. This will help manage surface water run-off at the site and negate the risk 
of nutrients entering the nearby waterways and catchment areas.   
 
The feedlot is situated on brown red clay and some grey brown clay that extends to a depth of approximately 3m but has 
some isolated rock present. The clay can be described as having an “infiltration rate of zero once wet”. This material is 
considered as ideal for sealing beneath the feedlot site and the effluent management system. A permeability of less than 1 x 
10-9 is advised for pen surfaces and sedimentation systems by the National Guidelines for Beef Cattle Feedlots in Australia 
(MLA 2012). This clay is considered to meet this requirement once compacted under moist conditions to a level of 96% or 
higher. 
 
In addition, it is noted that the Tenterden area has extensive and relatively permanent springs. These were identified as part 
of the local fractured rock aquifers. These aquifers are relied upon for potable water for both human and stock consumption. 
There are also a series of farm dams across Tenterden Station. The proponent has access to surface water licenses which 
provide a combined water rights of approximately 150 ML to be captured from these various above ground water storages on 
site.  
 
Subject to the appropriate mitigation measures are in place at the commencement of livestock entering the pens there will be 
minimal chance of adverse impacts water quality as a result of the development proceeding.  

 

Land degradation, tree loss or impact on flora, fauna or ecosystems? 

The area to be disturbed is non-native vegetation and provides no permanent habitat for threatened species. The proposed 
feedlot will be located upon land that has been previously cleared for the purposes of agriculture. It is noted all native 
vegetation has been removed from the development footprint for present broadacre cropping activities aside from two (2) 
Eucalyptus melliodora (Yellow Box)  which are paddock trees but do not constitute significant native habitat. There will be no 
adverse impacts to native species or significant native habitats as result of the development proceeding.  

Potential impacts on the built environments? 

Impact of noise generation? 

Noise impacts as a result of heavy vehicle use would occur during the construction phase as the proponent undertakes 
earthworks and construction of the pens. Machinery use would occur during approved works hours as per the conditions of 
consent. The machinery items to be used may including excavators, loaders, tractors and feed mill machinery. These would 
operate at maximum power for short periods of time and due to the generous setbacks, will not impact the closest 
surrounding receptors. There will be no unreasonable impacts from noise during the construction phase of the development.  

Noise impacts may occur during the operational phase of the development from stressed livestock, mostly during livestock 
handling operations, as well as vehicle movements too and from the site. As above, these noise sources are not likely to cause 
any adverse impacts to surrounding receptors due to the generous setbacks and undulating nature of the landscape between 
the feedlot site and surrounding rural dwellings.  

Impact on any places of aboriginal heritage significance? 

An AHIMs search of the subject land did not find any aboriginal artefacts or places of significance within the development 
footprint or surrounding area. Despite this, it is possible that aboriginal artefacts could be discovered during excavation works 
for the proposed development. An advisory condition will apply that in these circumstances works should cease immediately 
and an Aboriginal cultural heritage assessment be undertaken for the site.   

Impact on any places of European heritage significance? 

Under Schedule 5 of the GLEP 2012 there are three (3) listed heritage items within the vicinity of the site including St Thomas 
Church, Tenterden Hall and Tenterden Homestead. These heritage items are >1.4kms away from the proposed feedlot site 
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and as such the potential impact of the feedlot on these items is considered minimal based on the setbacks and that the 
feedlot will not be visible at any stage from these heritage sites.  

Amenity (i.e. hours of operation)? 

The hours of operation of the feedlot will not be conditioned as a degree of flexibility is required due to the nature of the 
activities. For example, during summer livestock needs to be transported in the evening or early morning to avoid heat stress. 
Livestock handling activities and feeding also need to be undertaken during the early hours of the day or in the evening, this is 
not unlike other extensive agricultural activities that are routinely undertaken at the site and on surrounding properties.  

Privacy, overshadowing and visual impact? 

There will be limited visibility of the pens from Moredum Dams Road and from the existing dwelling to the north of the site. 
The proposed feedlot is not visually prominent due to the topography of the land and screening from native trees. There will 
be no adverse impacts to visual amenity as a result of the development and the proposal is consistent with the rural amenity  
of the landscape comprising mostly livestock managing facilities.   

There will be no adverse impact from the development in terms of privacy or overshadowing.  

 

Potential social impacts? 

Likely social impacts, benefits or precedents? 

The Site is removed from any community facilities or public places, and is therefor not considered to have any social impacts 
and there are no incompatible surrounding landuses. The proposed feedlot is in an area designated for agricultural purposes 
that has historically been used for primary production. The feedlot is designed and sited such that odour, dust and noise 
generated by the development will have no unreasonable impact to the community and therefore no bearing socially.  

Impact on surrounding public places? 

Due to the nature of the development operational and reliance on heavy vehicle transport for livestock and feed handling, 
impacts may arise to Council roads and access ways as a result of the development. See assessment of transport and traffic 
impacts.  

Potential economic impacts? 

Likely economic impacts or benefits? 

The proposed feedlot will have a positive contribution to local primary producers through sourcing locally raised livestock and 
feed where possible. The nature of a feedlot is that livestock are on a supplementary ration all year thereby stabilising primary 
producers markets as in most circumstances it is cost effective to source feed and replacement livestock locally. The 
development will also generate some local employment through various ways, including livestock health and wellbeing, 
feeding and administration.  

 

SUITABILITY OF THE SITE FOR THE DEVELOPMENT  

SECTION 4.15(1)(c) 

Risks and hazards? 

Flood prone? The subject land is not identified as floodprone as per Council’s flood mapping.  
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Bush fire prone? Bush Fire: 

Land at 1075 Tenterden Road, Tenterden is partially mapped as bushfire prone 
as per the NSW RFS mapping. Despite this, the subject site (Lot 51 DP 753669) is 
not mapped bushfire prone.  

The proposed development is not identified as a Special Fire Protection Purpose 
(SFPP) Development under Planning for Bushfire Protection 2019. As such, 
provisions pertaining to building or construction works in bushfire prone areas 
do not apply to the proposed development.  

Contaminated land? The subject site is not identified in Council’s Information System for Potentially 
Contaminated Land as having been previously used for a purpose that may have 
resulted in contamination. 

Adjoining / nearby land uses and activities? 

Rail? No  

Classified road? No  

Other incompatible land uses? No  

Access to and within the site? 

Traffic generated by the development will include on average one B-Double movement every two days. This is considered a 
very minor increase in traffic movements. The existing road network will be able to cater for the development. Submissions 
have identified that the new Tenterden Bridge can not cater for B-Double movements. This is not an issue when considering 
the low number of traffic movements generated by the development. Other objections have identified Moredun Dams Road 
and Tenterden Road not being a standard of road to cater for additional B-Double movements. Both Tenterden Road and 
Moredun Dams Road pavements will be able to cater for this minor increase in B-double movements. 

Servicing? 

The property has access to electricity and the feedmill will be powered by an on-site generator. Water for the development 
will be sourced by harvestable rights water captured in on-site dams and, if more water is needed, the Proponent has 
indicated that they will obtain the relevant approvals from WaterNSW in order to use groundwater resources. Landline and 
mobile telephone facilities are available on the site.  

All staff at the feedlot will utilise the existing amenities within the machinery shed and office which currently services staff at 
Tenterden Station. Wastewater is managed by an OSSMS and there is ample room for appropriate disposal. 

 

 

SUBMISSIONS  

SECTION 4.15(1)(d) 

Any submissions from: 

The development application was neighbour notified and submission open until 23
rd

 July 2020 and subsequently extended to 
1

st
 August 2020. During the notification period up to eight (8) submissions, seven (7) in objection and one (1) in support of 

the feedlot were received by Council. It is noted one submission is a petition style submission containing six (6) individual 
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signatures. The issues raised in the submissions are addressed by the proponent below: - 

Odour/air quality 

- Predominant prevailing winds 
during the summer months are 
from the north east. This will 
affect landholders on the western 
side of the feedlot causing odour, 
dust and airborne organisms. 

- Odour generated from feedlots is 
a combination of concentrated 
animal excrement (wet faecal 
matter) and dead animals is 
offensive.  

- A level 1 Odour assessment is not 
sufficient to assess the odour 
impacts of the development.  

- Wind rose calculations provided in 
the SoEE do not accurately depict 
the site-specific conditions as they 
are based on Guyra climatic data.  

- The impact of local climate can 
not be extrapolated from weather 
stations located over 40kms from 
the site.  

Odour calculations were undertaken using a Level 1 Odour Assessment. The 
assessment determines whether the proposed management practices, in 
combination with the distance to the nearest sensitive receptor (and likely 
future sensitive receptors), the topography and meteorology of the site, will 
result in offensive odour impacts.  
 
This is based on extensive research undertaken by the Feedlot Industry and has 
been accepted by Authorities, including NSW EPA. The calculations are based 
on the feedlot operation, receptor type, topography, landscape features and 
weather. The calculations presented indicate that within a buffer zone of 
531m, the potential odour impact is considered to have the potential to impact 
the amenity of a farm residence.  
 
The closest neighbouring residence is 1.97 km from the feedlot site.  
 
The model indicated a clear “pass” and therefore the location of the feedlot in 
relation to  potential odour generation is considered acceptable in accordance 
with NSW Odour Emission Guidelines. 
 
In relation to odour, it should be clarified that the feedlot will need to operate 
at a Class 1 or Class A standard. This will involve management of the manure 
pad by cleaning at regular intervals, management of any stockpiled manure, 
limiting the irrigation of effluent to periods where wind will not carry odour 
toward receptors, and general maintenance of the drains and pond system to 
avoid excessive odour. 

Traffic  

- Increased traffic, including heavy 
vehicles, is going to increase the 
risk of motor vehicle accidents 
occurring.  

- The school bus accesses this road 
4 times a day, 5 days per week.  

- Safety concerns for the new 
Tenterden Bridge – a car must pull 
right off the road to allow heavy 
vehicles to access the bridge.   

- A detailed assessment of traffic 
and road impacts should be 
undertaken.  

- Tenterden Road and Moredun 
Dams Road are not suitable for B-
Double movements. 

- The pressure of B-Double trucks 
on these roads in wet weather will 
cause damage to the road surface. 
The effect on the road 
infrastructure, particularly 
Moredun Dams Road would be 

The Statement of Environmental Effects (SoEE) submitted with the 
development application uses a B-double as the standard truck for delivery 
and despatch of materials from the feedlot. This was deemed as the standard 
truck using the local  road network for movement of stock and crops within the 
local district. The SoEE provides a prediction of B-double movements to and 
from Tenterden feedlot. A truck movement is listed as a one-way movement 
and therefore a truck moving to and from the feedlot is calculated as two truck 
movements. 
 
This is based on a worst-case scenario with cattle on-feed for 70-days, pens 
being cleaned while cattle are present (No vacant period in pens), and no feed 
ration being produced on Tenterden Station. The SoEE indicates one, one-way 
movement of a truck every day or one truck moving to and from the feedlot 
every second day. This is considered a minor amount of truck traffic that can 
easily be managed in relation to arrival/departure times, selection of the truck 
contractor based on his/her local knowledge of road conditions, and potential 
ability to delay travel as a result of weather. 
 
The SoEE included the statement: 
 
“The Tenterden Road is relatively narrow in sections but subject to some minor 
upgrades by Council at present. A driver code of conduct may be considered  
necessary during certain times of the day. This would include avoidance of 
truck movements to and from the feedlot during school bus hours and speed 
limitations on narrow sections of road as a precautionary measure.” 
 
Guyra Road is an approved B-Double route. Moredun Dams Road and 
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significant.  

- Upgrades to the roads may need 
to be undertaken to cater for the 
increased traffic movements 

- Internal roads should be 
investigated for suitability for 
proposed truck movements  

-  

Tenterden Road are within a designated B-Double Area. Operators are to 
contact Council for conditions of travel and any route restrictions. Temporary 
restrictions may apply when routes become impassable for heavy vehicles. No 
more then one heavy vechicle on any bridge at one time. Extreme care on 
narrow bitumen & gravel roads especially during school hours & wet weather. 
Temporary road closures must be checked with Council.  
 
Councils Development Engineer has assessed the application and advises that 

the existing road network will be able to cater for the development including 
the anticipated number of B-Double movements generated by the 
development. Both Tenterden Road and Moredun Dams Road pavements will 
be able to cater for the minor increase in B-double movements. 
 

Water quality (surface water) 

- Potential contamination of 
surface water as a direct result of 
effluent from the facility 

- Large amounts of organic matter 
and nutrients could enter 
Kangaroo Creek and contaminate 
and deoxygenate the water. 

- Water contamination will affect 
aquatic organisms, vertebrate and 
invertebrate in Kangaroo Creek.   

- Will reduce water quality down 
stream for those that use water 
for stock and domestic purposes.  

 

As a result of the change in layout for the feedlot, revised effluent calculations 
have been prepared. The sediment basin and holding pond capacities have 
been revised to suit the current layout. The layout includes a manure pad 
located within the controlled drainage area. The controlled drainage area is 
approximately 1.924 Ha in area. The holding pond covers a separated area of 
approximately 0.38 Ha. The holding pond will be separately bunded to prevent 
local drainage from entering the pond. 
 
The feedlot sedimentation system presented in the original application 
involved a variation from standard design and used a sediment terrace system. 
This was an original design acceptable to the feedlot industry prior to 
development of feedlot guidelines and Australian standards. The system is now 
referred to as sedimentation terraces which aim to settle manure in the drain 
but not hold water. The intent is to minimise ponding and potential odour 
generation from the sludge material. 
 
Following a review of the application and further discussion with the applicant, 
the proposal will now adopt a standard sediment basis design in accordance 
with current feedlot guidelines. A basin is defined as a wide, shorter, relatively 
shallow free-draining structure. The maximum depth of design flow should be 
1m. Settled solids should deposit in a thin layer and this layer should dry 
quickly, therefore allowing the settled layer to be removed within days if 
required. 
 
The purpose of an effluent holding pond is to hold the effluent which has 
settled through the sediment basin. For Tenterden, the effluent is to be held 
until it can be irrigated on an adjoining 4 Ha spray irrigation area. 
In accordance with Guidelines, the pond must have sufficient storage capacity 
to avoid spillage no more frequently than once in 10-years. (Notionally able to 
retain runoff in a 90th percentile wet year). The design involves identifying a 
real rainfall year that is close to the statistical 90th Percent wet year and 
ensuring that the pond will not spill in this year. Local rainfall data from station 
056057 (Balook located approximately 8km from Tenterden) has been used 
following the identification of this data availability from the local community. 
This rainfall data set extends between 1956 and 2020 and is therefore 
representative of recent conditions. 
 
Feedlot guidelines recommend an average runoff coefficient of 0.4 for 
calculation of an effluent holding pond. For Tenterden, a monthly balance has 
been prepared using actual rainfall data from 1959 and irrigation of 4 Ha with 
irrigation based on a moisture deficit. 
 
It should be noted that the footprint of the feedlot has been revised. This will 
therefore alter the total area that is draining into the effluent holding pond. 
The design area of catchment is approximately 1.9 Ha. The additional area of 
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effluent holding pond is added to this to make a total area of approximately 
2.2 Ha. Input include both rainfall runoff from the feedlot pen area and rainfall 
falling directly into 
ponds. 
 
The effluent pond capacity calculations are presented in Appendix 1 of the 
additional information as provided by the proponent. The data suggests a 
minimum pond size of 3.46 ML. The proposed development will include a pond 
with a minimum holding capacity of approximately 3.5 ML to ensure that spills 
from this pond will be less that the guideline accepted frequency. This is 
proposed as it is clearly noted that adjoining landowner are relatively sensitive 
to any 
potential pollution of the local waterway system. This sensitivity appears to be 
based on historical issues with stock manure washing into the creek. It is also 
noted that some of the permanent local water supplies are based on springs 
which drain into the local creek system. Operation of the feedlot should 
therefore avoid spills of effluent by maintaining the design capacity of the 
effluent pond system. This 
will ensure that current pollution levels in the local watercourse areas resulting 
from existing stock operations are not exacerbated by the feedlot 
development. 
 
Effluent will be applied to the irrigation area to maintain soil moisture. The 
catchment into the effluent pond is minimal and therefore it is not deemed to 
be capable of providing a regular supply of water for irrigation of the 4 Ha. 
Irrigation will therefore be opportunistic on the 4 Ha which will be cropped 
every 
year and may include permanent pasture. 
 
Using the USDA rainfall runoff model, a catchment area of 2 Ha and daily 
rainfall data, the 90

th
 percentile runoff year would generate 2.1 ML from this 

catchment. The model indicates that calculated runoff would be between 4 ML 
per year and 5 ML per year for two (2) out of the past 50-years of rainfall. This 
is equivalent to a potential overflow from the effluent pond of once in 25-
years. This frequency meets the recommendations within NSW EPA Guidelines 
and National Feedlot Guidelines. 
  
In such an event, the potential dilution ratio is deemed to be sufficient for the  
effluent to create little or no issues with water quality in a watercourse as the  
volume of effluent would be minimal compared to the total catchment 
generated flow in the watercourse system. 
 

Water Quality (ground water) 

- There are many springs in the 
area, including those at Kangaroo 
Creek (ephemeral stream).  

- Contamination of groundwater is 
a major concern. 

-  

It is noted that the Tenterden area has extensive and relatively permanent 
springs. These were identified as part of the local fractured rock aquifers. 
These aquifers are relied upon for potable water for both human and stock 
consumption. 
 
The Tenterden feedlot site is not located over an area of exposed fractured 
rock. The clay material available at Tenterden Station is considered to meet or 
exceed the impermeability requirements to prevent groundwater pollution 
below the cattle pens and ponds. This clay is proven in existing water storages 
that do not leak. 
The feedlot will operate within a controlled drainage area and therefore 
effluent generated from within the feedlot will be captured and it will not 
runoff into the local creek system. This is different to the majority of local stock 
yards which drain freely into the local water way system. 
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Neighbouring properties have historically checked water quality in the local 
watercourse system. One incident of high levels of Escherichia coli (E.coli) is 
noted from submissions received by Council. This was anecdotally a result of 
intensive stocking of paddocks. This is considered a common issue with open 
grazing where runoff is uncontrolled. 
 

The proposed feedlot will be located within a controlled drainage area and 
therefore effluent runoff within the site will be contained to avoid such 
pollution of local creeks. 

Water use 

- The feedlot will take water that 
would otherwise end up in the 
catchment area for Kangaroo 
Creek and utilised by primary 
producers downstream.  

- Unable to confirm if an irrigation 
approval has been obtained from 
Water NSW for the lawful 
irrigation from dams and other 
water sources.  

- The groundwater allocation 
associated with the feedlot will 
lower the water table hence 
reducing water availability to 
neighbouring properties.  

 

The feedlot proposal intends to utilise existing water entitlements. These 
entitlements have been issued and are controlled by the relevant authority, 
Water NSW. The use of these entitlements is subject to assessment by Water 
NSW in relation to sustainable extractions and capture of this water. Water 
NSW utilise the principle that such water entitlements can be transferred to a 
location only when they will not impact on existing users. 
 
The standard industry guidelines recommend a supply of 65 litres per head of 
cattle per day in NSW. For 100-percent occupancy with cattle, the annual 
demand for water would be 21.9 megalitres of water. This volume includes 55 
litres per head per day for cattle consumption and the industry has adopted a 
figure of 10 litres per day for dust suppression, feed processing, and general 
cleaning of equipment. These figures are supported by Guidelines and Industry 
standards. It is noted that Tenterden Station has water entitlements that 
exceed the required 21.9 ML for the 999-head cattle feedlot that is subject to 
this application. 
 
During an extended period of drought, water supply to the feedlot will be 
critical and if shortages occur, the feedlot will reduce its numbers. Such a 
management decision may be subject to instruction or directives for reduction 
in water use from Water NSW. 

Biodiversity 

- It is understood that the site 
contains White Box – Yellow Box – 
Blakeleys Red Gum Grassy 
Woodland and Derived Native 
Grassland which is listed as 
Critically Endangered Ecological 
Community.  

As described by the proponent and confirmed by inspection of the Site by 
Council staff, the proposed feedlot will primarily be located on land which has 
already been cleared for the purposes of opportunity feeding cattle and 
improved pasture production. All native vegetation has been removed from 
the cattle pens and cropland other than two yellow box trees. In its current 
state, the subject site does not constitute important habitat for remnant 
woodland or a range of fauna that may inhabit the local woodland remnants. 
The region surrounding the proposed development site is disturbed by 
agricultural activities. 

Noise  

- Trucks arrive at feedlots at all 
times during the night.  

- Specific consideration would need 
to be made in relation to time of 
deliveries and how this would be 
managed 

- The noise impact assessment does 
not identify impacts during the 
operational phase.  

 

The proposed works are situated within an established agricultural area with 
rural noise impacts including heavy vehicles and machinery occurring 
periodically.  There are no additional sensitive land uses such as schools, 
churches or hospitals within the vicinity of the Project site.  
 
The main source of noise at the Project site during the construction phase 
would be from earthmoving equipment. Construction activities would be 
limited to 7am to 5pm Monday to Friday and 7am to 1pm on Saturday.  
 
Once works are complete, conditions similar to those which existed prior to 
the works commencing will persist, with no noise generating activities resulting 
from the activity other than occasional machinery noise.   
 
During the operational phase the majority of activities, including livestock 
handling, feeding, milling, feed deliveries, earthworks and maintenance of the 
manure stockpiles would be limited to specific hours (Monday to Friday 
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between 7am and 5pm) as nominated by the proponent.  It is noted some 
heavy vehicle movements for carting livestock may be undertaken outside 
these nominated hours for animal welfare reasons. For example, during hot 
weather livestock may be transported in the late evening to reduce stress and 
heat loading on the animal.  
 

Visual amenity 

- The feedlot and manure stockpile 
will be in clear line of sight from 
Moredun Dams Road.  

- The proposal will be seen from 
both ‘Newenden’ and ‘Wilford’ 
residences which is unacceptable. 

- Vegetation screening cannot be 
relied upon to lessen the effects 
of a visually intrusive 
development.  

- The area to be used for storing 
manure is not nominated on the 
site plan.  

During the construction phase, the proposed works have the potential to result 
in a minor, temporary decline in visual amenity of the feedlot site due to the 
presence of the construction site itself. However, due to the topography of the 
site it is considered unlikely that the decline in visual amenity at this scale 
would extend to a decline in the broader landscape. Furthermore, during the 
construction phase, any impacts to visual amenity during construction would 
be temporary only.  
 
Once the feedlot is operational, the proposed infrastructure including pens and 
feed storage areas, would not be unlike typical features of sheep and cattle 
farms in the area. All other infrastructure, including effluent drains, 
sedimentation ponds, death pit and manure stockpiles would not be visible 
from surrounding dwellings and/or Moredun Dams Road.  
 
No screening or landscaping will be required for the proposed development; 
however the proponent can opt to use native species plantings as a visual 
screen on the western side of the site.  

Biosecurity  

- The proposal poses a biosecurity 
risk bringing stock from other 
regions without quarantine 
methods in place.  

- Intensive livestock keeping has  
risks to biosecurity as animals in 
close proximity will harbour and 
spread disease.  

- A disease outbreak affecting stock 
at the feedlot could have severe 
ramifications to the local farming 
district.  

- The proposal could affect 
surrounding agricultural 
enterprises through water 
contamination, salinity, spread of 
weeds, resistant parasites and 
diseases.  

- Neighbours would be put at risk of 

There are national biosecurity measures for ensuring livestock health and to 
limit the spread of diseases within livestock and human populations. Under the 
National Feedlot Accreditation Scheme, these biosecurity measures are 
required to be adhered to a minimum standard in feedlots. Routine biosecurity 
procedures would be implemented and followed on a daily basis. Best practice 
measures give a high degree of reassurance that diseases and pathogens will 
not be carried into the feedlot and will reduce the risk of transmission between 
production areas. Incoming/outgoing livestock would also be subject to a 
properly completed Cattle Health Declaration which is mandatory when 
purchasing stock, offering cattle for sale, and inter-state stock movements. 

It should be noted Q-fever is able to be contracted from extensive agricultural 
operations, as currently exists in the area, and there would be no substantial 
increased risk of contracting the disease as a result of the establishment of a 
feedlot. 

No existing priority weeds have been identified within the Site. Dispersal of 
weeds may occur through the use of machinery, vehicle movements and stock 
movements. Weed management activities should be undertaken routinely to 
reduce the risk of spread. It is noted that control of weeds on rural properties 
in NSW is administrated under the Biosecurity Act 2015.  

https://www.farmbiosecurity.com.au/wp-content/uploads/2019/03/National-Cattle-Health-Declaration_Fillable.pdf
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contracting Q fever.  

 

Animal Welfare 

- The area specified for stock 
holding pens may not be large 
enough to meet guidelines.  

- The nominated death rate of five 
(5) animals per year is inaccurate. 

- Consideration should be given to 
shade and shelter for both sheep 
and cattle to mitigate heat stress.    

Once the feedlot is constructed the Proponent intends to seek accreditation 
under the National Feedlot Accreditation Scheme (NFAS). This system 
incorporates extensive animal welfare documentation and procedural 
activities. AUS-MEAT perform annual audits on accredited feedlots to ensure 
managements standards are maintained. 
 
The Proponent has an economic incentive to maintain a high standard of 
animal welfare because high standards of animal welfare result in improved 
productivity and better meat quality. The proponent identifies the following 
best practice animal welfare standards will be implemented during the 
operational phase: - 

- Suitable quantity and quality of water. This is provided according to 
age, bodyweight, 

- production level, air temperature, humidity and feed; 
- Access to air free from dust or noxious chemicals; 
- Suitable quantity and quality of food. Variations to these standards 

will result in the reduction 
- of stocking rate, and animal monitoring to ensure satisfactory body 

condition; 
- Protection from climatic extremes. These can be shade/cooling 

systems, wind breaks. However, given the generally cool climate of 
the Site, shade systems will not be a conditional requirement for the 
proposed feedlot.   

 
 

 

THE PUBLIC INTEREST 

SECTION 4.15(1)(e) 

Construction or safety issues? No  

Public Health issues (food safety, skin 
penetration etc)? 

No  

Management plans, agreements or bonds? 
(inc. Fire safety measures) 

No  

Principles of Ecologically Sustainable 
Development? 

Under the EP & A Regulation it is necessary to justify the proposal having 
regard to the biophysical, economic and social considerations and the principals 
of ESD.  The application has appropriately identified the objectives of the 
proposal with consideration to the alternatives available to the proponent. The 
application also lists any potential environmental impacts during the 
construction and operation phases of the development and details appropriate 
mitigation measures to be implemented throughout the life of the facility. The 
proposed development is considered to be satisfactory having regard to ESD 
principles. 

Planning Circulars? No  



Attachment 1 DA-77-2020 4.15 Assessment Report 
 

 

Attachment 1 Page 310 
 

Applicable Strategic Plans? No  

Other public interests (i.e. precedents)? No  

 

 

CONCLUSIONS / RECOMMENDATIONS 

 
The proposed development of a sheep and cattle feedlot is permissible with the consent of Council. The development complies 
with the relevant aims, objectives and provisions of the Guyra Local Environmental Plan 2012.  A section 4.15 assessment of the 
development indicates that the development is acceptable in this instance.  Attached is a draft Notice of Approval outlining a 
range of conditions considered appropriate to ensure that the development proceeds in an acceptable manner. 

I confirm that I am familiar with the relevant heads of consideration under the Environmental Planning and Assessment Act and 
Local Government Act (if applicable) and have considered them in the assessment of this application. 

I certify that have no pecuniary or non-pecuniary interest in this application. 

 

ADDITIONAL NOTES ATTACHED: YES 

DA No: DA-77-2020 Signed:  

    

    

Date: 18 September 2020 Time:  
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The following addendum to Council Report for DA-77-2020, which was to be considered at Council’s 

meeting of 28 October 2020, has been prepared to address matters raised in a late submission to 

Council received 26 October 2020. Following receipt of this late submission and matters raised 

during the ‘have your say’ at Council’s meeting of 28 October 2020, Council resolved to defer 

determination of the application. 

In this regard, whilst this late submission on the DA was received after the statutory 

notification/submission period had closed, and as such does not need to be taken into consideration 

during the assessment of DA-77-2020, the matters raised have nonetheless been addressed both 

within the Section 4.15 assessment of the application and this addendum. 

Tenterden Station is proposing to construct and operate a sheep and cattle feedlot (Intensive 

Livestock Agriculture) on Lot 51 DP 753669, 1075 Tenterden Road, Tenterden (the Site) within the 

Armidale Regional LGA. The Site has a long history of agricultural use and already contains livestock 

feed and processing facilities. The proposed feedlot would accommodate up to 999 head of cattle or 

3999 head of sheep at any one time. Based on these capacities, the proposed feedlot is considered 

to be comparatively small in scale and is not subject to an Environmental Impact Statement (EIS) 

under part 4 of the Environmental Planning and Assessment Act 1979 or Environmental Protection 

License (EPL) from the Environment Protection Authority (EPA). 

On 2 July 2020 the Proponent lodged a Development Application (DA) for Intensive Livestock 

Agriculture to Council. During the exhibition period eight (8) submissions were received from 

surrounding land holders. Each of the eight (8) submissions either objected or raised concerns with 

the proposal. These matters have been addressed by the proponent and summarised in the 

assessment report attached. Council have also addressed any potential impacts of the proposal and 

recommends a range of conditions of consent to negate and/or mitigate any potential 

environmental impacts that may arise as a result of the development.  

On 26 October 2020 Council received a late submission in objection to the Project and raising 

concerns for the proposed activities. Key issues raised in the late submission include: - 

 Notification;  

 Odour impacts;  

 Potential impact of diseases and methods to minimise these;  

 Management of effluent;  

 Amenity impact and quality of country living; 

 Traffic impact, including noise and safety associated with increased truck movements; and  

 Insufficient information in SoEE, including incorrect BOM data (including rainfall) 

Council has assessed each of the issues raised in the late submission as a supplementary report and 

concludes that the residual impacts of the project, including odour, waste management, biosecurity, 

noise and traffic impacts, can be mitigated and/or managed to ensure an acceptable level of 

environmental performance. Furthermore, that notification of the development to adjoining 
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landholders was fulfilled in the assessment process and the commitments under Council’s 

Community Participation Plan have been fulfilled. Consequently, Council considers the Project meets 

the relevant development standards and legislative requirements and is recommended for approval, 

subject to conditions of consent. An additional summary of the abovementioned issues are provided 

below: -  

Community Participation Plan 

Neighbour notification procedures under Council’s Community Participation Plan (CPP), adopted 

February 2020, supersedes the former notification commitments under the Guyra Development 

Control Plan.  

In this regard, it is advised that at its meeting of 11 December 2019, Council considered and adopted 

Report 12.2 ‘Draft Community Participation on the draft Armidale Regional Council Community 

Participation Plan (CPP) and amendments to the Armidale Dumaresq Development Control Plan 

2012. 

At that meeting Council resolved (minute 279/19): 

a) That the Armidale Regional Council Community Participation Plan be placed on public 
exhibition for a minimum period of 28 days beginning 8 January until Monday 11 February 
2020; 

b) That the amended Armidale Dumaresq Development Control Plan 2012, as outlined in the 
report be placed on public exhibition for a minimum period of 28 days beginning 8 January 
until Monday 11 February 2020; 

c) That further report be provided to Council for consideration of any submissions received, 
however if no submissions are received within the submission period, both the Armidale 
Regional Council Community Participation Plan and amended Armidale Dumaresq 
Development Control Plan 2012 be adopted. 

 

The CPP and amended Armidale Dumaresq Development Control Plan 2012 (ADDCP 12) were placed 

on public exhibition from the 8 January to 11 February 2020 in accordance with the resolution.   

No submissions were received on either document and therefore the Armidale Regional Council 

Community Participation Plan and amended Armidale Dumaresq Development Control Plan 2012 

were adopted. 

At the time of the adoption of the CPP and amended Armidale Dumaresq Development Control Plan 

2012, the Guyra Development Control Plan 2015 was not included in that review. 

In this regard, Item 12.3 ‘Exhibition of the amended Guyra Development Control Plan 2015’ was 

considered and adopted at Council’s meeting of 22 April 2020. At that meeting Council resolved: 

a) That the amended Guyra Development Control Plan 2015, as outlined in the report be placed on 
public exhibition for a minimum of 28 days beginning 29 April 2020 until 27 May 2020. 
 

b) That a further report be provided to Council for consideration of any submissions received, 
however if no submissions are received within the submission period, the amended Guyra 
Development Control Plan 2015 be adopted. 
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Following the public exhibition period for the amended Guyra Development Control Plan (GDCP) 

2015, no submissions were received and therefore the Plan was adopted, deleting Chapter 12 

‘Notification Procedures’ from the GDCP 2015. 

That being the case, the adopted CPP sets out the current requirements for notification within the 

Armidale Regional Local Government Area.   

Upon review of Councils records, the DA was initially notified from 8 July 2020 to 23 July 2020 and 

then more widely from 21 July 2020 to 4 August 2020. That being the case the notification period 

met and exceeded both the requirements under Schedule 1 of the Environmental Planning and 

Assessment Act 1979 and Council’s adopted CPP and as such, it is considered that due process was 

followed.  

Furthermore, whilst some of the submissions received state that they were not directly notified as 

they were not directly adjoining Lot 51 DP 753669, they were still provided with the opportunity to 

provide comment as those that were notified alerted the proposed development to landowners 

more widely and the information was freely available for anyone to review on Council’s website 

during the notification period.   

Odour & Amenity 

The Tenterden Feedlot proposes to operate at a maximum of 999 head of cattle or 3999 head of 

sheep, which would be comparatively small to other feedlots within the LGA. Subsequently, due to 

the proposed size of the feedlot and the nature in which feedlots operate, it is considered that the 

project has limited potential to generate any significantly adverse odour impacts during its 

operation. Odour sources likely to contribute to odour emissions include feedlot pen surfaces, 

effluent holding pond, sediment pond, manure stockpile area and burial pits. Within a 3km radius of 

the proposed feedlot, there are approximately 4 non-associated dwellings. The odour assessment 

provided with the application has predicted that none of these properties are likely to experience 

odour levels greater than the relevant DEC odour criteria.  

Furthermore, to ensure that if any odour and amenity concerns arise from the development during 

its operation, Council has included a condition of consent that the Proponent should implement all 

odour control measures as outlined in the National Guidelines for Beef Cattle Feedlots in Australia. 

Council is satisfied these guidelines will ensure the proposal is initially constructed and operated in 

accordance with national best practice guidelines. Furthermore, under the POEO Act, a system is in 

place that provides for a complaints register to ensure odour and amenity is adequately managed 

and a record of complaints is kept by the proponent at all times for the life of the development.  

Effluent Management 

The issue of effluent management related to solid and liquid waste management, as well as surface 

and groundwater hydrology at the Site.  

Monitoring of the drainage channels and sediment pond will be undertaken by the proponent. 

Councils Authorised Officers under the Protection of the Operations Act 1997 can conduct 
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inspections to ensure that the development is operating per conditions of consent and not causing a 

pollution incident as defined under the Protection of the Environment Operations Act 1997.  

One (1) sedimentation dam is proposed and an additional holding dam (irrigation dam). It is not 

expected that the sedimentation dam would be cleaned out during a rainfall event or wet weather 

event.  

The catchment area of the sedimentation dam and holding pond are relatively small, it is not 

expected from the calculations provided in the report that the sediment dam and holding dam are 

considered inadequate for the vast majority of weather events. 

It should be noted since the intensity, frequency and duration of rainfall events are probabilistic 

variables, it is not possible to design a controlled drainage area that will never discharge into the 

external environment, but rather, it should only discharge under exceptional circumstances at what 

has been determined to be an acceptable design frequency (e.g. average recurrence intervals of 10, 

20 or 50 years). In this proposed development the probability has been based on a 25 year average 

recurrence interval (ARI) of 25 years.  

It is not expected that the holding dam will have a volume of water throughout the year that would 

be capable of providing continual irrigation to the 4 hectare irrigation area. It should also be noted 

that a significant buffer distance of 200metres is proposed from the irrigation area to the nearest 

watercourse. 

A ribbon test was conducted by Council’s Environmental Health Officer within 2 locations on the 

premises. This ribbon test identified that medium to heavy clays were present below 300mm. A 

inspection was conducted of the dams located on the premises, of which the walls had been 

constructed of this 3rd soil horizon, no leaking of these dam walls was identified.Council is satisfied 

the Project is designed and appropriate mitigation measures will be adopted to ensure potential 

surface water quality impacts are managed to a high standard during both the construction and 

operation of the proposal. 

Flora & Fauna 

Part 7 of the BC Act provides the environmental assessment requirements for activities being 

assessed under the EP&A Act.  If a significant impact is likely, the environmental assessment is to be 

accompanied by a Species Impact Statement.  

Threatened species and communities listed under this Act were identified as potentially occurring at 

the Site and is provided in Appendix A within the development application.  A Test of Significance 

was undertaken for these matters and concluded that a significant impact is not likely to result and 

therefore neither a Species Impact Statement nor Biodiversity Development Assessment Report is 

required. The Test of Significance undertaken by the Proponent included database searches, 

literature reviews and site inspection to assess the potential ecological impacts of the Project. 

Through completion of the assessments of significance in accordance with section 7.2 of the 

Biodiversity Conservation Act 2016, it is considered there would be no impact to threatened species, 

populations or ecological communities as a result of the development proceeding.  
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Upon inspection of the Site by Council, it was confirmed the land to be developed has been 

extensively cleared and modified for agricultural purposes, specifically grazing and broad acre 

cropping. No threatened flora or fauna species were detected at the Site and they are considered 

unlikely to occur within the feedlot footprint due to the disturbed nature of the land and unsuitable 

habitats. 

During the construction phase, disturbance from earthworks associated with the construction of the 

feedlot is expected to be minimal and no trees or remnant vegetation will be removed or impacted 

as a result of the proposed works.  During the operational phase, all activities associated with the 

feedlot will be undertaken within a controlled drainage area with purposely designed erosion and 

sedimentation control earthworks, to ensure there will be no release of sediment or effluent outside 

the feedlot footprint.   Council is satisfied there would be no residual impacts of the Project to 

threatened species or ecological communities. Potential impacts to biodiversity can be managed 

through appropriate mitigation measures as outlined above. Further assessment of the potential 

impacts to flora and fauna can be found within the body of the 4.15 assessment report.  

Biosecurity  

The submission includes matters relating to animal biosecurity for adjoining properties as well as 

zoonotic diseases, which are diseases that can be passed from animal to humans. Matters pertaining 

to farm biosecurity and restrictions on livestock movements within NSW are regulated and reported 

through the NSW Department of Primary Industries. The activities of bringing in livestock from other 

farms are not unlike current farming practices and are regulated through the provision of 

appropriate permits and livestock movement statements. The development and operation of a 

feedlot that uses livestock from varying sources is not unlike current extensive grazing activities and 

is not considered to pose any increase in risk or threat to adjoining rural enterprises. Furthermore, 

there is no evidence or literature to support that rate of transmission of zoonotic diseases would 

increase as a result of the development proceeding and those people involved in agricultural 

activities, particularly raising cattle, or close to cattle grazing or handling areas should already be 

vaccinated against transmission of diseases such as Q-fever.  

Animal Welfare 

The submission has raised the issue of animal welfare and pen size in relation to the plans provided 

to Council. The proponent has nominate a total area of 12 m2 per head which is slightly less than the 

National Guidelines recommended stocking density which nominated a recommendation of 15m2 

per head. The proposed pen size are considered adequate in this instance, Council acknowledges the 

facility will rarely be at  maximum capacity and based on the information provided, the feedlot is 

designed to operate as a backgrounding yard to prepare livestock for other feedlot facilities where 

they will be finished prior to slaughter.  Individual cattle in the facility will rarely exceed 500kg per 

unit which is considered to be a small beast and therefore would be able to be housed at 12m2 per 

head. The Proponent states that the welfare of cattle is an important consideration to maximise 

cattle growth and productivity therefore the proposed feedlot has been designed and would be 

operated to ensure that the health and well being of animals is maintained. It is a condition of 

consent that the feedlot would be operated in accordance with the requirements of NSW 

Department of Primary Industries as well as the National Guidelines for cattle and sheep feedlots in 

Australia.  
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Specialised consultants and independent assessment 

The submission suggests that the information and data submitted was incomplete and/or inaccurate 

and that the application should be reviewed by an independent consultant rather than Council. 

The application and supporting documentation was submitted for Council’s consideration. Council is 

bound to assess each application lodged against the relevant heads of consideration under Section 

4.15 of the Environmental Planning and Assessment Act 1979. The supporting documentation was 

prepared by an independent consultant commissioned by the land owner and there is no additional 

requirement to have a further independent consultant review the application, this is Council’s role 

as the Consent Authority.  

In this regard, the application has been assessed by staff with the relevant qualifications in the 

appropriate fields. Council’s Town Planner is suitably qualified to assess the development under 

Section 4.15 of the Environmental Planning and Assessment Act 1979. Furthermore, the application 

was referred to Council’s Environmental Health Officer and Development Engineer for their expert 

assessments of matters related to odour, noise and traffic. That being the case it is considered that 

the application has been fully assessed by staff with the appropriate knowledge and expertise in 

their field. 
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Summary of matters raised in late submission received 26 October 2020 

 

1. Council not following due process: 

Matter addressed above within addendum to Council’s assessment report. 

2. Specialised consultants: 

Matter addressed above within addendum to Council’s assessment report. 

3. Previous feedlot DA rejected: 

The rejection of a previous DA on the subject land is not a matter for consideration under 

s4.15 of the EP&A Act 1979 and does not prevent any further applications for the same use. 

As such, Council’s assessment has been undertaken for the current proposal which is within 

the attachments to the Report. 

4. Water Pollution:    

Matter addressed above and within Council’s assessment report. 

5. Independent Assessment: 

Matter addressed above within addendum to Council’s assessment report. 

6. Topographical maps: 

Council’s Environmental Officer was able to access detailed topographic maps of the Site via 

Council’s mapping system and NSW SEED data to do a thorough assessment of the 

environmental impacts of the development and review the surface water run-off 

calculations prepared by the proponent.   

7. Hadley: 

The consolidation of the lots is required as a condition of consent prior to the feedlot 

commencing. Council is satisfied that this is the appropriate time for consolidation of the 

lots. 

8. National Feedlot Accreditation Scheme:  

 The Applicant has advised that they may apply for accreditation to the Scheme. In this 

regard, it is noted these are guidelines only and that there is no mechanism that a feedlot is 

actually required to be accredited under the National Scheme. 

9. Pen sizes do not meet DPI guidelines:   

Matter addressed above within addendum to Council’s assessment report. Furthermore, it is 

again advised that these requirements are guidelines suggested by DPI and are not 

mandatory. In this regard, Council’s role with this proposal is to assess the development and 
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land use itself and matters such as animal welfare are not a matter for consideration under 

s4.15 of the EP&A Act 1979 rather it is a matter for DPI and RSPCA.    

10. Drainage systems do not meet DPI guidelines: 

Matter addressed above and within Council’s assessment report. Again DPI documentation 

are guidelines not mandatory.  

11. Holding/sedimentation pond capacity: 

Matter addressed above and within Council’s assessment report. 

12. Irrigation: 

Matter addressed above within addendum to Council’s assessment report. 

13. Soil: 

Matter addressed above within addendum to Council’s assessment report. 

14. Department of Urban Affairs and Planning: 

The proposed development is of a scale that does not warrant an EIS. Furthermore, the 

Applicant has submitted the proposal for the use of the subject land as proposed and 

Council has considered and assessed the development accordingly. 

15. Environmental management plan:    

Council Officers consider that an EMP is not required in this instance. In this regard, there 

are other pieces of legislation available that enable Council to satisfactorily manage any 

issues of concern that may arise in the future related to ongoing management and operation 

of the facility. 

16. Risk to human health: 

Matter addressed above within addendum to Council’s assessment report.  

17. Endangered Bells Turtle: 

Matter addressed above and within Council’s assessment report. 

18. Generational Tenterden farming families: 

Note a matter for consideration under s4.15 of the EP&A Act 1979. 

19. Armidale DA checklist: 

Council is satisfied that the information submitted with the application and additional 

information requested that sufficient documentation has been provided to enable Council to 

satisfactorily assess and determine the development.    
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20. DPI composting process: 

These are guidelines suggested by DPI and it will be the applicant’s responsibility to comply 

with any Worksafe requirements in regards to handling potentially contaminated and/or 

hazardous goods/materials. 

21. Biosecurity:    

Matter addressed above within addendum to Council’s assessment report. 

22. Separation distances: 

Council is satisfied that adequate separation distances are provided between the proposed 

feedlot itself and any non related sensitive receptors.  

23. Previous water testing: 

Noted, but was this reported to either Council or EPA?  

24. Complaints/Questions: 

Council and/or the EPA are the relevant complaints authorities related to odour, noise and 

water matters.  

25. Operations EMP: 

Matters addressed above. 

26. Professional advice: 

Matter addressed above within addendum to Council’s assessment report. 

27. Land and Environment Court: 

Noted 

 



Attachment 3 DA-77-2020 Revised Recommended Conditions of Approval 
 

 

Attachment 3 Page 320 
 

 

NOTICE OF DETERMINATION OF A 
DEVELOPMENT APPLICATION 

issued under the Environmental Planning and Assessment Act 1979 Section 4.18(1)(a) 

 
 

DEVELOPMENT APPLICATION NO: DA-77-2020 

 

LAND TO BE DEVELOPED 

PROPERTY ADDRESS: 1075 Tenterden Road TENTERDEN  NSW  2365 

LEGAL DESCRIPTION: Lot 51 DP 753669 

 

PROPOSED DEVELOPMENT 
(This consent is issued in respect of the following matters) 

DEVELOPMENT DESCRIPTION: 
Intensive livestock agriculture - Feedlot (999 head cattle or 
3999 head sheep)  

DETERMINATION: Approved subject to Conditions  

MADE ON:  28 September 2020  

CONSENT TO OPERATE FROM: 28 September 2020  

CONSENT TO LAPSE ON:  

(If development is not physically commenced 
by this date) 

28 September 2025 
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CONDITIONS ATTACHED TO DEVELOPMENT CONSENT NO. DA-77-2020 

Please read all conditions carefully. The applicant/developer may arrange to meet with Council to review and clarify, if 
necessary, the precise requirements of the conditions of this consent. 

Note: A copy of all conditions contained in this consent are to be provided to contractors and subcontractors working on the 
site, to ensure all work is carried out in accordance with this consent. 

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, 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/documents are attached to this consent notice and are listed below: 

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.  

Plan Drawer Report Title/Plan Title  Date 

SMK Consultants  Statement of Environmental Effects October 2019  

Air Quality Impact Assessment  September 2019 

Appendix 2 Effluent Management and Runoff 
Calculations 

Undated  

Site/Topographic Plan for Concept Feedlot 
Location in Respects to Creek Buffer Zone 

20 August 2020 

2.  The Proponent shall ensure that all necessary licenses, permits and approvals are obtained and 
renewed as required throughout the life of the feedlot. This Consent does not remove the 
obligation for the proponent to obtain, renew or comply with such licenses, permits or approvals. 
The Proponent shall ensure that all staff and contractors are aware of and comply with the 
conditions of consent and any other relevant approvals.  

3.  The construction and operation of the feedlot is to be conducted in accordance with the approved 
site plan prepared by SMK Consultants – Site/Topographic Plan for concept Feedlot Location in 
Respects to Creek Buffer Zone – dated 20 August 2020. 
 

4.  The total number of cattle accommodated within the feedlot pens on the premise must not exceed 
999 at any time. Otherwise, the total number of sheep accommodated within the feedlot pens on 
the premise must not exceed 3,999 at any time.   

 
5. 

 
This development consent does not give permission for clearing of any native vegetation.   
 
ADVISING: Prior to undertaking any native vegetation management, including clearing on your 
property, it is important to check if approval is required from NSW Local Land Services and/or 
Council.  
 

 

 

TPRIOR TO COMMENCEMENT 
 

 

6.  Evidence must be provided to Armidale Regional Council confirming that the consolidation of LOT 

61 DP753679, 125 Moredun Dams Road TENTERDEN and Lot 51 DP 753669, 1075 Tenterden Road 

TENTERDEN has occurred and been registered . This is to ensure that the property is not sold to a 

person whom is not associated with the operation of the feedlot, thus causing this property to 

become a sensitive receiver in terms of odour and noise.  
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7.  An inspection must be conducted by Council’s Environmental Health Officer to ensure that the 
development is per the approved plans and all environmental management considerations will be 
met.  
 

8.  Effluent catch drains and a sedimentation pond shall be designed and constructed in accordance 
with the relevant design specifications under the National Guidelines for Beef Cattle Feedlots in 
Australia 3rd Edition, published by Meat & Livestock Australia in June 2012.  

ADVISING: Failure to take effective action may render the developer liable to prosecution under the 
NSW Protection of the Environment Operations Act. 
 

DURING CONSTRUCTION 
 

10. Effective dust control measures to be implemented and maintained during the construction phase 
to maintain public safety and amenity. Vehicle speed will be limited to 40km/hr on unsealed 
internal roads to reduce dust generation during hot dry and windy conditions. When necessary, 
dust is to be supressed by a water cart/truck, especially during periods of increased vehicle 
movements at the Site.  
 
ADVISING: Failure to take effective action may render the developer liable to prosecution under the 
NSW Protection of the Environment Operations Act. 
 

 

11. The hours of any 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. 
 

 



Attachment 3 DA-77-2020 Revised Recommended Conditions of Approval 
 

 

Attachment 3 Page 323 
 

OPERATIONAL MATTERS 
 

13. The development is to be carried-out in accordance with the current edition of the National 
Guidelines for Beef Cattle Feedlots in Australia and National Beef Cattle Feedlot Environmental 
Code of Practice at all times to ensure compliance with the industry standards and all other 
relevant environmental, animal welfare and food safety legislation.    
 

14. To mitigate any visual impacts that may arise from the development, any outdoor lighting that is 
installed shall comply with the following Australian Standards; AS1158.1.1 (1997 – Lighting for 
Roads and Public Spaces Vehicular Traffic) and AS4282 (1997- Control of the Obtrusive Effects of 
Outdoor Lighting).   
 

15. The feedlot shall operate in accordance with the current edition of the Australian Animal Welfare 
Standards and Guidelines for Cattle and Sheep, to ensure a high level of animal health and welfare 
is maintained at all times.  

16. All operations and activities associated with the feedlot must be carried out in a manner that will 
minimise emissions of dust from the premise.  Movement of solids to be carried out in weather 
conditions which minimise emission of dust. 

17. All operations and activities shall be undertaken to mitigate offensive odour for the purposed of 
the POEO Act 1997. Management must prevent the potential offensive odours impacts upon non-
associated receptors. Irrigation of effluent is not to be conducted during high wind events or wet 
weather to protect the amenity of non-associated receptors.   
 
In the event of ongoing substantiated odour complaints relating to the development being 
received by Council, the Proponent will be required by Council to engage the services of a suitably 
qualified air and odour consultant to undertake a odour impact assessment upon the 
developments activities to address the effect of the development upon the affected residential 
receivers and outline suitable recommendations to address the odour impacts. The report shall be 
forwarded to Armidale Regional Council for review and acceptance. 
 

18.  The Proponent shall ensure that all activities associated with the operation of the feedlot, including 
the use of earthmoving machinery and heavy vehicle movements, are conducted in a manner that 
does not give rise to noise complaints under the POEO Act 1997.  
 
In the event of ongoing substantiated noise complaints relating to the development being received 
by Council, the Proponent will be required by Council to engage the services of a suitably qualified 
acoustic consultant to undertake a noise impact assessment upon the developments activities to 
address the effect of the development upon the affected residential receivers and outline suitable 
recommendations to address the noise impacts. The report shall be forwarded to Armidale 
Regional Council for review and acceptance. 
 

19.  A 200m buffer distance (minimum) is to be maintained between all aspects of the feedlot and the 
environmentally sensitive area of Kangaroo creek at all times. Grass surrounding sedimentation 
ponds, holding ponds, feedlot drains, chains and pen areas should be trimmed regularly to keep 
levels low to prevent fly population growth 
 

20.  All feedlot drainage channels are to have adequate slope so that solids do not settle in the drain, 
and hard surfaces maintained to prevent scouring. The sedimentation basin is to be routinely 
cleaned and maintained to a high standard so there is adequate capacity for settling solids from 
inflow events.  
 

21.  Manure stockpiles shall be maintained within a controlled drainage area to prevent external run-
off. Management shall also prevent spontaneous combustion. Manure and effluent shall be applied 
to utilisation areas in a safe manner, at rates that maintain an acceptable nutrient balance and be 
incorporated as soon as practicable. Manure and effluent shall not reach neighbouring properties 
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or enter any natural watercourse at any time. Effluent ponds shall be regularly maintained to 
ensure they work efficiently. 
 
Manure stockpiles are to be stored as far away from non-associated receptors as practicable so 
that they are not highly visible and there is no detection of odour from stockpiles on neighbouring 
properties. 
 
The spreading of manure on the property shall be conducted in such a way that impacts from dust 
and odour are appropriately managed. The required measures include having an adequate setback 
from adjoining landholder’s fence lines and not spreading manure on windy days where the 
direction of the wind is likely to carry dust and odour to neighbouring residences.  
 

22.  Mortality pits shall be designed in a manner that will not contaminate ground water (soil shall be 
impermeable to water or create an impermeable pit with at least 1.5 metres to groundwater). 
When placed in the pit carcases shall be covered in sufficient soil (at least 1 metre) to prevent 
odour, flies and pest animals (for example foxes and crows) being able to access the carcases. 
Rendering plants or composting procedure may also be utilised. Stormwater runoff must be 
diverted from the carcass disposal area at all times so as to ensure no surface water runoff occurs 
within environmentally sensitive areas.   
 

23.  Records shall be kept and maintained onsite for the day-to-day operations, including: incoming and 
outgoing stock numbers; pen cleaning activity; areas used for effluent and manure application and 
the rates of application; amount of manure removed; stock deaths and associated disposal. 

24.  The Proponent shall create and maintain a register of all complaints received regarding the impact 
of the feedlot facilities. This register must include: all responses and any measures taken to redress 
any perceived problems; time and date details; name and contact details of complaints (if known) 
and those responsible for investigating the complaint; climatic conditions associated with the 
complaint. 
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ADVICE 
 

Where archaeological relics are discovered during excavation, work must cease in the affected area 
pending investigation and assessment of its heritage value. 

Aboriginal relics are to be referred to the National Parks and Wildlife Service (NPWS) and objects of non-
Aboriginal settlement are to be bought to the attention of the Heritage Council. 

For further information go to the NPWS Code of Practice for Archaeological Investigations of Aboriginal 
Objects in NSW (available online) and/or the Heritage Council.   

 
 
OTHER APPROVALS/CONSENTS 
Local Government Act 1993 - approvals granted under Section 4.12(3) and (5) of the Environmental Planning and 
Assessment Act 1979: Nil 
 
 
 
 
 
John Goodall 
Coordinator Development, Planning & Environment  Date: 28 September 2020 
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1. PURPOSE 

This Policy provides a framework for the consideration of proposal for the burning of cut and stacked vegetation 
(pile burn) within the Armidale Regional Council Local Government Area.  

2. APPLICATION 

Applies to: Planning and Environment (Environmental Health) 

Responsible Stream: Service Delivery 

Responsible Officers: 
Manager Development & Regulatory Services, Planning & Environment , 
Environmental Health & Building Surveyor , Environmental Health Officer 

Legislation Protection of the Environment Operations Act 1997 
Protection of the Environment (Clean Air) Regulation 2010 

Adoption Date/History: Version I – 22 October 2012  

Version VII  November 2020 

CEO Approval Date XX Month Year 

TRIM File Number: TBA 

Review Date: November 2022 
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Where Council grants approval to burn, the approval is giving permission to pollute and is not giving permission 
to light a fire. Additional information should also be gained from the NSW Rural Fire Service or NSW Fire and 
Rescue about approvals required from those agencies.  

3. POLICY INTENT 

The Protection of the Environmental Operations (Clean Air) Regulation 2010 and Rural Fires Act 1997 regulate 

the burning of materials in New South Wales. 

Under cl.13 of the Protection of the Environmental Operations (Clean Air) Regulation 2010, approvals to burn 

may be granted by Armidale Regional Council for the ‘burning of dead and dry vegetation on the premises from 

which the vegetation grew’. All other approvals to burn can only be granted by the Environment Protection 

Authority (EPA). 

 

The main objectives of this policy are: 

 To improve ambient air quality in Armidale’s urban area.  

 To implement this Policy in a manner which is fair to our community, balancing consideration of local 

Climate, environment sustainability and community health. 

 To encourage the re-use of green waste at Council’s waste transfer station and recycling facilities. 

 To address Council’s statutory responsibilities in relation to pile burning. 

 To allow burning where there is no reasonable alternative to dispose of dead and dry vegetation on the 

premises from which the vegetation grew.  

 

4. COMMUNITY STRATEGIC PLAN OBJECTIVES 

To implement Strategic Goal 5E-1.3 of the Armidale Community Strategic Plan 2011-2026 – “ To reduce wood 
smoke pollution in Armidale urban area in order to meet national fine particle (PM 2.5) air quality standards”.  

5. POLICY 

NOTE: 
The Protection of the Environment Operations (Clean Air) Regulation 2010:  

 Requires anyone who burns anything in the open or in an incinerator to do so in a 
manner that prevents or minimises air pollution (Clause 13(3)) 

 Prohibits the burning of tyres, coated wire, paint or solvent containers and residues, 
and timber treated with copper chromium arsenate or pentachlorophenol (Clause 11) 

 Controls the burning of domestic waste and vegetation (Clause 12) 
 Permits agricultural, cooking and recreational fires in certain circumstances. (Clause 

12(4)) 
 Prohibits the burning of domestic waste without approval where there is a domestic 

waste collection service available (Schedule 8) 
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Armidale Regional Council requires that other alternatives to pile burning of vegetation within the “Armidale 
urban area” (see definition below) should be considered. These are preferred before an application for a permit 
to burn is submitted for assessment or blanket approval applies under this policy.  
 
Burning in the Armidale urban area 
 
No pile burning allowed within the Armidale urban area. 
 

 
 
Applications to pile burn within the Armidale urban area are rarely granted as there is a green waste collection 
service and a waste transfer station that receives green waste for a charge listed in Council’s Operational Plan. 
Additionally it is expected that urban landowners will manage their land such that large piles will not be 
removed by burning. 
 
Certain recreational and cooking fires do not require Council approval in accordance with the Protection of the 
Environment Operations (Clean Air) Regulation 2010. As a guide for the purposes of this Policy, recreational or 
cooking fires consist of dry seasoned wood or proprietary BBQ fuel less than 1 metre in diameter and 1 metre in 
height. Any larger fires must be discussed with Council’s Environmental Health Officers.  No prohibited items 
under the Regulation (eg tyres) are to be burnt in any case. 
 
The Armidale urban area is defined for this purpose as the following land use zones in Council’s Local 
Environmental Plan 2012: 
 

 R1 General Residential  E4 Environmental Living 

 R2 Low Density Residential  IN1 General Industrial 

 B2 Local Centre  IN2 Light Industrial 

 B3 Commercial Core  SP2 Infrastructure zone  

 B4 Mixed Use  RE1 Public Recreation 

 B5 Business Development  RE2 Private Recreation 

 B7 Business Park  

 

Burning in Rural Areas including Guyra 
 
‘Blanket approval’: 
 
A ‘blanket approval’ is available for properties that are not located within the Armidale urban area as defined 
above.  

NOTE: 
The Rural Fires Act 1997:  
This Act regulates the lighting of fires. If the lighting of any fire is to occur during the bush fire danger 
period or is likely to cause harm to any building, a permit from either the NSW Rural Fire Service or 
NSW Fire and Rescue is required (depending on the location of the fire). The purpose of this permit is 
to provide for the safe use of fire. The lighting of any open fire is prohibited by the declaration of a 
Total Fire Ban by the Commissioner of the NSW Rural Fire Service or on days when the Fire Danger 
Rating for the New England area is VERY HIGH OR ABOVE. (Information on Fire Danger Ratings and 
Total Fire Bans can be obtained from www.rfs.nsw.gov.au or by calling 1800 679 737). It is the 
responsibility of any person lighting a fire to determine if a prohibition is in force. 
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As required by cl.10 of the Regulation, at all times burning must be carried out “by such practical means 

necessary to prevent or minimise air pollution”. The potential for smoke impacting on any person due to wind 

direction and weather conditions must be taken into account. 

Enforcement actions for not complying with the conditions in this Policy or lighting fires without approval are 

listed at the end of this document. 

The blanket approval is granted only when Requirements 1 and 2 below are met.  
 
Requirement 1 - Before burning 

a) The person responsible for the burn must consider: 

 Can they avoid the burning altogether? Consider other options. Is mechanical clearing possible? Is 
vegetation destruction essential? Have alternatives such as mulching been considered? 

 If persistent pesticides have been applied to the biomass, burning should be avoided. 
 
b) Burning must NOT include: 

 Matter other than dead and dry vegetation grown on the property.  

 Grass clippings and leaves. 

 Any vegetation, where necessary Council and/or other relevant agency approvals have not been 
obtained (eg vegetation subject to Council or State Government tree preservation controls). 

 
Requirement 2 - Blanket Approval Conditions 

a) The person responsible for the burn must conduct the burn in accordance with the NSW Rural Fire Service 
‘Standards for Pile Burning’ and ‘Before You Light That Fire’ documents as available from 
www.rfs.nsw.gov.au 
 

b) The person must undertake the following prior to burning: 

 If open burning cannot be avoided, choose weather conditions likely to be favourable for both fire 
control and pollution dispersion. 

 In the event of a total fire ban or a fire danger rating of very high or above being declared, this 
approval is suspended. Any existing fire is to be extinguished and cannot be re-commenced until 
the fire ban is lifted and the fire danger rating recedes below Very High. 

 In the event of a no burn day being declared by the EPA, this approval is suspended for the duration 
of the declaration. When a No Burn Notice is issued, it applies to the lighting of new fires in the 
declared areas. Existing fires should be allowed to continue as extinguishing them would result in 
more smoke. No Burn Notices are usually available from 4pm the day before they come into effect. 
Information is available by calling 131 555 or via the OEH website 
http://www.environment.nsw.gov.au/air/aboutnb.htm. 

 

 This permit is subject to variation, suspension or revocation by Council’s authorised officers, either 
verbally or in writing should the conditions of this blanket approval not be complied with. 
 

c) The person responsible for the burn must undertake the following during burning: 

 Persons lighting fires in proximity to main roads or highways must ensure the safety of the road 
users from smoke hazards or other hazards associated with the fire. Before lighting, the wind 
direction should be favourable to prevent these hazards. 

http://www.rfs.nsw.gov.au/
http://www.environment.nsw.gov.au/air/aboutnb.htm
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 A responsible supervising adult over the age of 18 shall be available to monitor the fire periodically 
with enough water to extinguish the fire, if required, for the time the fire is active. Any direction or 
condition issued by a fire authority supersedes this requirement. 
 

d) The person responsible for the burn must undertake the following after burning: 

 Any residue waste from the burning must be disposed of in an environmentally satisfactory manner 
and in accordance with Protection of the Environment Operations Act 1997 and Protection of the 
Environment Operations (Waste) Regulation 2005. On completion of the burn, the burnt area must 
be maintained in a condition that minimises or prevents the emission of dust and prevents 
sediment or ash from fires being washed from the area into surrounding waterways (natural or 
constructed). 

 

Special Circumstances: 

If any conditions in this Policy cannot be complied with, a proposal may be presented to the General Manager or 

delegated officer for determination. A report is to be prepared by an authorised officer to provide information 

to the General Manager or delegated officer to assist in the determination. The preparation of this report shall 

incur an hourly fee for “Development/activity-related information services” in the Council’s annual schedule of 

fees.  This is to be paid at the time of lodgement of an application to gain approval to pile burn, based on the 

officer’s estimated processing time.  Any unexpended fees will be refunded.  Payment of fees will not guarantee 

that approval will be granted. 

Notes: 

The exhibition of this document and review of submissions prior to its adoption is considered to satisfy Clause 13 
(3d) and (3e) of the Protection of the Environment Operations (Clean Air) Regulation 2010. 
 
Due to the restrictions this Policy will place on the residents in the Local Government Area, there will be a 
transitional period of twelve months after this Policy has been adopted. During this period there will be increased 
awareness made of this Policy through the media and education resources. Applications made during this period 
will be assessed by the Environmental Health Officer on a case by case basis using the criteria described above. 
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Enforcement 

An authorised officer of Council or of the EPA can issue directions to extinguish a fire and not to light or 

maintain a similar fire at a premise for a period of up to 48 hours in accordance with Section 134 of the 

Protection of the Environment Operations Act 1997 if: 

1. The fire is prohibited by an order of the EPA under Section 133 of the Act, or; 
2. Air pollution from the fire is injurious to the health of any person, or is causing or likely to cause serious 

discomfort or inconvenience to any person. 

The authorised officer may give this direction to: 

 The occupier of the premises, or; 

 The person apparently in charge of the premises, or; 

 The person apparently in charge of the fire. 

A direction to extinguish a fire, and not to light or maintain a similar fire at premises for a period of up to 48 

hours, overrides any approval for certain fires or incinerators granted under the Regulation. 

 

 

6. LEGISLATIVE REQUIREMENTS 

Protection of the Environment Operations Act 1997 

Protection of the Environment Operations Act (Clean Air) Regulation 2010 

Rural Fires Act 1997 

 

Associated documents:  

POL 134 Policy for sustainable Domestic Energy Use and Local Air Quality (incorporation Local Approvals Policy 

for Solid Fuel Heaters). 

NSW Rural Fire Service “Standards for Pile Burning” 

NSW Rural Fire Service “Before you light that Fire:” 

 

Note - Penalties:  
A person who, with out reasonable excuse does not comply with an order or notice (as stated above) 
is guilty of an offence, Maximum Penalty 30 Penalty units (Protection of the Environment Operations 
Act 1997 s.135).  
The burning of vegetation in the Armidale Dumaresq LGA without approval may incur a Maximum 
Penalty of 100 Penalty Units (Corporation) and 50 Penalty Units (Individual).  This excludes exempt 
fires as described in the background section of this policy, as per the Protection of the Environment 
Operations (Clean Air) Regulation 2010 cl.12. At the time of writing a penalty unit is $110.00. 
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Dumaresq Dam Wall Upgrading 
Project Costs 
 
The on-going cost of the Dumaresq Dam Wall project comprises the construction contract, 
project management, site supervision and miscellaneous other costs as set out in the table 
below.  All costs shown are exclusive of GST. 
 
 

Description of Activity Cost   
  
Contract cost as submitted $5,096,834 

Contingency: 15% as per Department of Planning, Industry and 
Environment recommendation 

$764,525 

  
Project and Site Management Services $300,000 

Site Works Inspection $275,000 

Design Liaison and Design Site Inspection $120,000 

Expert Reviewer $180,000 

Project Overview: Armidale Regional Council $20,000 

Legal Advice $10,000 

Additional security and management of Dumaresq Dam reservoir 
recreational activities 

$80,000 

Miscellaneous other costs $70,000 

  
Total Project Cost $6,916,359 
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COMMUNITY WELLBEING COMMITTEE 
 

Held on 
 

Thursday,  24 September 2020 
3pm 

 
at 
 

 
Function Room 

 
PRESENT: Kye Single (AFSS) – Chair, Robbie Passmore (ANC), Chris 
Hietbrink (The Hub at Guyra), Maree Mackenzie (Homes North)  
 
 
 
IN ATTENDANCE: Aimee Hutton (ARC), Darren Schaefer (ARC), David 
Ackroyd (ARC), Jane Davies (ARC) 
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1 Apologies  
Nil 
 
2 Confirmation of Previous Minutes 
 

 CONFIRMATION OF THE MINUTES OF THE COMMUNITY WELLBEING COMMITTEE MEETING 
HELD ON 30 JULY 2020 

  
No quorum – therefore minutes from 30 July 2020 were not confirmed. 
 
Minutes from meeting held 28 May 2020 also need to be confirmed. 
 
 
 
3 Declarations of Interest  
Nil 
 
4 Business Arising  
 

 4.1 FOR INFORMATION: Local Services review of Covid impacts.  

Ref: AINT/2020/32802 (ARC16/1052) 

 Not discussed. No detail included in the report. Item not present in the Agenda with 
attachments. 

  
 
 

 4.2 FOR DECISION: Revision of the CWAC Action Plan Ref: AINT/2020/32801 (ARC16/1052) 

 RECOMMENDATION: 
 
That the Community Wellbeing Advisory Committee review and update the action plan for the 
committee in line with current issues and the Councils strategic planning documents.   

 
  

No quorum - Action Plan not reviewed. Must align with Council’s strategic planning documents. 
 
Action plan should influence the development of Councils 21/22 operational plan actions. 
 
ACTION: Committee to review and provide feedback to Sally for action plan to be updated. 
 
 
 

 4.3 FOR DECISION: Access Advisory Working Party Applicant assessments  

Ref: AINT/2020/32805 (ARC16/1052) 

 RECOMMENDATION: 
 
That the CWAC review applications to the Access Advisory Working Party and define a path for 
establishment of that committee.  
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No quorum – working party assessments not considered. 
 

 
 
 

 4.4 FOR DISCUSSION: Terms of Reference for the Community Wellbeing advisory 
Committee Ref: AINT/2020/32804 (ARC16/1052) 

 RECOMMENDATION: 
 
That the CWAC consider the attached standardised Terms of Reference and make 
recommendations as to new terms of reference for this committee to council.  
  

 
  

No quorum – no formal recommendations provided. 
 
Discussion held with committee and ARC staff, the following suggestions were made :- 
 

 TOR should state a clear role and direction for the committee, and confirm their role in 
the community. 

 Smaller membership base is recommended to make committee for efficient. Committee 
members can then be tasked with gathering and distributing information and outcomes 
from CWAC. 

 Membership to be reconsidered. Representatives from a smaller number of groups. 
Special guests can be brought in from time to time if specialist knowledge is required. 

 Meetings every 2 months is good. Can be more frequent if they are considering an 
urgent issue. 

 Flow between CWAC and Interagencies should be formalised and strengthened. Wide 
reaching community input gathered this way instead of managing a large committee. 
Interagencies can provide information or recommendations to CWAC.  

  
 
 
 
5 Administration Reports 
 

 5.1 FOR INFORMATION: Community Meeting Minutes Ref: AINT/2020/32799 (ARC16/1052) 

 RECOMMENDATION: 
 

i. That the Minutes from the following meetings be noted 
ii. That the following recommendations from meetings be considered by the Community 

Wellbeing advisory Committee.  
 
 

  
No quorum – no recommendations carried. 
 
Interagency minutes were noted informally.  
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Would be helpful to committee if recommendations or notes of interest be highlighted from 

the minutes, so any issues can be easily identified and discussed. 
 

   
 
6 General Business 
 

 6.1 FOR INFORMATION: Mental Health First Aid and Youth Mental Health First Aid  

Ref: AINT/2020/32807 (ARC16/1052) 

 RECOMMENDATION: 
 
That the members of the CWAC share the information about the mental health first aid and 
youth mental health first aid courses throughout the community and encourage attendance.   
 

  
Kye advised the training was already full. Noted by committee informally. 
 
 
 

 6.2 FOR INFORMATION: Communicating in recovery Ref: AINT/2020/32808 (ARC16/1052) 

 RECOMMENDATION: 
 
That members of the CWAC consider attending and encourage others in the community to 
attend to gain valuable skills in communicating in the recovery context. 
 

 
  

Committee members noted the details of this training for distribution to their organisations and 
throughout the community. 
 
 
 

 6.3 Community Grant Funding 

 Darren advised the committee members that Council would be offering grants to community 
groups some time in October 2020. He asked if the members present would be interested in 
being on a review panel to assess grant applications and assist in the selection of successful 
applicants. 
All members present agreed to assist. All preferred a grants assessment to be done collectively 
immediately following the next CWAC meeting to be held on 26 November 2020 at 2pm. This 
will be subject to any conflicts of interest committee members may have once applicants are 
known. 
 
7 Correspondence  
 
Nil 
 
There being no further business the Chair declared the meeting closed at 4.31pm  
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