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AGENDA 
PLANNING AND DEVELOPMENT 
COMMITTEE 
15 MAY 2017 
 
MEMBERSHIP: 
Mr M Kneipp (Administrator). 

 
 The meeting is scheduled to commence at 5.30pm. 
 

Page 
 

  
PDC17/15 REPORT OF THE PLANNING AND DEVELOPMENT COMMITTEE -  

MEETING 18 APRIL 2017 (ID17/749) 3 
The Committee had before it the report of the Planning and 
Development Committee meeting held 18 April 2017.  
 
 

PDC17/16 DUBBO CBD PRECINCTS PLAN - STATUS REPORT (ID17/760) 9 
The Committee had before it the report dated 9 May 2017 from the 
Manager City Strategy Services regarding Dubbo CBD Precincts Plan 
- Status Report. 
 
 

PDC17/17 DEVELOPMENT APPLICATION D2016-624 (2) - COTTON STORAGE 
FACILITY 
PROPERTY: LOT 2670 DP 852445, 27R BOOTHENBA ROAD AND 
LOT 2452 DP 1049405, YARRANDALE ROAD, DUBBO 
APPLICANT: FLETCHER INTERNATIONAL EXPORTS PTY LTD 
OWNER: CRO-BAH PTY LTD (LOT 2670) AND FROME STREET 
INVESTMENTS NO. 41 PTY LTD (LOT 2452) (ID17/766) 25 
The Committee had before it the report dated 9 May 2017 from the 
Senior Planner 1 regarding Development Application D2016-624 (2) 
- Cotton Storage Facility 
Property: Lot 2670 DP 852445, 27R Boothenba Road and Lot 2452 
DP 1049405, Yarrandale Road, Dubbo 
Applicant: Fletcher International Exports Pty Ltd 
Owner: Cro-bah Pty Ltd (Lot 2670) and Frome Street Investments 
No. 41 Pty Ltd (Lot 2452). 
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PDC17/18 DEVELOPMENT APPLICATION D17-162 - TELECOMMUNICATIONS 
FACILITY - LOT 1 DP 1213064 RES 1000457, COBRA STREET, DUBBO  
APPLICANT: SERVICE STREAM MOBILE COMMUNICATIONS  
OWNER: DUBBO REGIONAL COUNCIL   (ID17/759) 50 
The Committee had before it the report dated 5 May 2017 from the 
Planner regarding Development Application D17-162 - 
Telecommunications Facility - Lot 1 DP 1213064 Res 1000457, 
Cobra Street, Dubbo  
Applicant: Service Stream Mobile Communications  
Owner: Dubbo Regional Council  . 
 
 

PDC17/19 RELEASE OF EASEMENT FOR WATER SUPPLY - LOTS 31 AND 32 DP 
636021, 11R DUNEDOO ROAD AND 9 BUSHLAND DRIVE, DUBBO 
(ID17/747) 74 
The Committee had before it the report dated 9 May 2017 from the 
Planner regarding Release of Easement for Water Supply - Lots 31 
and 32 DP 636021, 11R Dunedoo Road and 9 Bushland Drive, 
Dubbo. 
 
 

PDC17/20 DEVELOPMENT APPLICATION D2016-403 - EDUCATIONAL 
ESTABLISHMENT (SCHOOL - ALTERATIONS AND ADDITIONS) FOR 
LOT 1 DP 348033 AND LOT 1 DP 433302, 70 NORTH STREET, 
DUBBO (WEST DUBBO PUBLIC SCHOOL) (ID17/767) 79 
The Committee had before it the report dated 9 May 2017 from the 
Planner regarding Development Application D2016-403 - 
Educational Establishment (School - Alterations and Additions) for 
Lot 1 DP 348033 and Lot 1 DP 433302, 70 North Street, Dubbo 
(West Dubbo Public School). 
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Report of the Planning and Development 
Committee -  
Meeting 18 April 2017 

         
 

AUTHOR: Administrative Officer - Governance 
REPORT DATE: 2 May 2017 

 
 

 
The Committee has before it the report of the Planning and Development Committee 
meeting held 18 April 2017. 
 
 

MOTION  
 
That the report of the Planning and Development Committee meeting held on 18 April 
2017, be adopted. 
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REPORT 
PLANNING AND DEVELOPMENT 
COMMITTEE 
18 APRIL 2017 

 
 
 
PRESENT: 
Mr M Kneipp (Administrator). 
 
ALSO IN ATTENDANCE: 
The Director Organisational Services, the Manager Governance and Risk, the Supervisor 
Governance, the Director Corporate Development, the Corporate Communications 
Supervisor, the Director Technical Services, the Manager Business Support Technical, the 
Director Environmental Services, the Manager Building and Development Services, the 
Manager City Strategy Services, the Director Community Services (J Watts), the Director Parks 
and Landcare Services and the Transition Project Leader. 
 
Mr M Kneipp (Administrator) assumed chairmanship of the meeting. 
 
The proceedings of the meeting commenced at 5.30pm. 
 
 
PDC17/9 REPORT OF THE PLANNING AND DEVELOPMENT COMMITTEE - MEETING 20 

MARCH 2017 (ID17/522) 
The Committee had before it the report of the Planning and Development Committee 
meeting held 20 March 2017. 
 

Moved by  Mr M Kneipp (Administrator) 
 
MOTION 
 
The Committee recommends that the report of the Planning and Development Committee 
meeting held on 20 March 2017, be adopted. 

CARRIED 
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PDC17/10 PLANNING PROPOSAL - OPERATIONAL REVIEW OF THE DUBBO LOCAL 

ENVIRONMENTAL PLAN 2011 (ID17/374) 
The Committee had before it the report dated 11 April 2017 from the Manager City Strategy 
Services regarding Planning Proposal - Operational Review of the Dubbo Local Environmental 
Plan 2011. 
 
Moved by  Mr M Kneipp (Administrator) 
 
MOTION 
 
The Committee recommends: 
1. That Council support the proposed amendments contained in the Operational Review 

of the Dubbo Local Environmental Plan 2011. 
2. That Council support a minimum 28 day public exhibition period for the Planning 

Proposal. 
3. That Council resolve to not use its delegation under Section 59 of the Environmental 

Planning and Assessment Act, 1979 to draft the amendments to the Dubbo Local 
Environmental Plan 2011. 

4. That following the completion of the public exhibition period, a further report be 
provided to Council detailing the results of the public exhibition and for further 
consideration of the Planning Proposal.  

5. That a further report be provided to Council for consideration that includes a suite of 
proposed measures Council could consider to guide the provision of dual occupancy 
development across the Dubbo Regional Local Government Area. 

CARRIED 
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PDC17/11 PLANNING PROPOSAL - OPERATIONAL REVIEW OF THE WELLINGTON LOCAL 

ENVIRONMENTAL PLAN 2012 (ID17/381) 
The Committee had before it the report dated 11 April 2017 from the Manager City Strategy 
Services regarding Planning Proposal - Operational Review of the Wellington Local 
Environmental Plan 2012. 
 
Moved by  Mr M Kneipp (Administrator) 
 
MOTION 
 
The Committee recommends: 
1. That Council support the proposed amendments contained in the Operational Review 

of the Wellington Local Environmental Plan 2012. 
2. That Council support a minimum 28 day public exhibition period for the Planning 

Proposal. 
3. That Council resolve to not use its delegation under Section 59 of the Environmental 

Planning and Assessment Act, 1979 to draft the amendments to the Wellington Local 
Environmental Plan 2012. 

4. That following the completion of the public exhibition period, a further report be 
provided to Council detailing the results of the public exhibition and for further 
consideration of the Planning Proposal.  

CARRIED 
 
 
PDC17/12 COUNCIL POLICY - FLOODING IN GEURIE - RESULTS OF PUBLIC EXHIBITION 

(ID17/195) 
The Committee had before it the report dated 11 April 2017 from the Manager City Strategy 
Services regarding Council Policy - Flooding in Geurie - Results of Public Exhibition. 
 
Moved by  Mr M Kneipp (Administrator) 
 
MOTION 
 
The Committee recommends: 
1. That the Council Policy – Flooding in Geurie, as amended and provided in Appendix 1, 

of the report of the Manager City Strategy Services, dated 11 April 2017 be adopted. 
2. That a review of the Council Policy – Flooding in Geurie be undertaken by Council in 

July 2018. 
3. That an advertisement be placed in local print media advising of Council’s adoption of 

the Council Policy – Flooding in Geurie. 
4. That the Council Policy – Flooding in Geurie commence operation from the date it is 

advertised in local print media. 
5. That the people who made submissions be thanked and advised of Council’s 

determination in this matter. 
CARRIED 
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PDC17/13 DEVELOPMENT APPLICATION D17-133 - DUAL OCCUPANCY (DETACHED) AND 

TWO (2) LOT SUBDIVISION 
 PROPERTY: 276 BRISBANE STREET, DUBBO 
 APPLICANT: A R CARPENTRY 

OWNER: MS M J WATKINS (ID17/538) 
The Committee had before it the report dated 11 April 2017 from the Planning Services 
Supervisor regarding Development Application D17-133 - Dual Occupancy (Detached) and 
Two (2) Lot Subdivision, 276 Brisbane Street, Dubbo. 
 
Moved by  Mr M Kneipp (Administrator) 
 
MOTION 
 
The Committee recommends that Development Application D17-133 for a dual occupancy 
(detached) and two (2) lot subdivision at Lot 3 Sec B DP 9489, 276 Brisbane Street, Dubbo, 
be granted approval subject to the conditions of consent, included as Appendix 1, to the 
report of the Planning Services Supervisor dated 11 April 2017. 

CARRIED 
 
The Director Environmental Services declared a pecuniary, significant interest in the matter 
now before the Committee and left the room and was out of sight during the Committee’s 
consideration of this matter. The reason for such interest is that the Director Environmental 
Services is the owner of the property at 276 Brisbane Street, Dubbo and the proposed 
development is an investment property. The Director Environmental Services’ husband, Adam 
Ramsay of AR Carpentry, is also the applicant for the subject Development Application.  
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PDC17/14 DEVELOPMENT APPLICATION D16-556 - SERVICED APARTMENTS (52) 

LOCATION: LOT 13 DP 597771, 277-283 COBRA STREET, DUBBO 
 APPLICANT/OWNER: P A AND R A MCARDLE (ID17/536) 
The Committee had before it the report dated 11 April 2017 from the Planner regarding 
Development Application D16-556 - Serviced Apartments (52), 277-283 Cobra Street, Dubbo. 
 
Moved by  Mr M Kneipp (Administrator) 
 
MOTION 
 
The Committee recommends that Development Application D16-556 for Serviced 
Apartments (52) on Lot 13 DP 597771, 277-283 Cobra Street, Dubbo be approved subject to 
the conditions included in Appendix 1 to the report of the Planner dated 11 April 2017. 

CARRIED 
  
 
The meeting closed at 5.40pm. 
 
 
 
............................................................................... 
CHAIRMAN 
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REPORT: Dubbo CBD Precincts Plan - 
Status Report 

AUTHOR: Manager City Strategy Services 
REPORT DATE: 9 May 2017 
TRIM REFERENCE: ID17/760         

 
EXECUTIVE SUMMARY 
 
The Dubbo CBD Precincts Plan was adopted by the former Dubbo City Council at its meeting 
held on 29 March 2016 and includes four (4) separate and distinct implementation programs 
which are reflective of the core pillars of success for the Dubbo Central Business District 
(CBD). The implementation programs included in the Dubbo CBD Precincts Plan are as 
follows:  
 

 ‘Ignite’ Placemaking Program; 

 Fast Track Approvals Program; 

 CBD Infrastructure Improvements Program; and 

 Development Incentive Program. 
 
The purpose of this report is to provide an update as to the progress towards achievement of 
the 50 Bright Ideas as included in the Dubbo CBD Precincts Plan. The report includes a brief 
statement as to the status of the 50 Bright Ideas that have either been achieved or are 
currently underway. A full list of the 50 Bright Ideas included in the Dubbo CBD Precincts Plan 
is provided here in Appendix 1. This report recommends that progress towards achievement 
of the 50 bright ideas be noted. 
 
Council has committed to the development of a new draft Community Strategic Plan, a 
Delivery Program and Operational Plan for the new Dubbo Regional Council by September 
2017 for the consideration of the new Council.  
 
Many of the 50 Bright Ideas included in the Plan in the Fast Track Approvals Program, the 
CBD Infrastructure Improvements Program and the Development Incentive Program are 
considered transformational projects that require a significant level of pre-planning and 
financial and human resources for delivery. The 50 Bright Ideas as included in the subject 
programs are provided here in Appendix 2. 
 
This report also recommends that the bright ideas included in the following Programs be 
included in the new Community Strategic Plan for the Dubbo Regional Council Local 
Government Area: 
 

 Fast Track Approvals Program; 

 CBD Infrastructure Improvements Program; and 

 Development Incentive Program. 
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This will ensure integration of the subject 50 Bright Ideas into Council business activities and 
functions and will also ensure Council can adequately plan resource and financial 
requirements for consideration towards delivery of the 50 Bright Ideas during the term of the 
new Council.   
 
In addition to integration of the subject 50 Bright Ideas into the new Community Strategic 
Plan, it is proposed that an update report be provided to Council in July annually detailing 
project progress towards achievement of the bright ideas. 
 
ORGANISATIONAL VALUES 
 
Customer Focused: The 50 Bright Ideas as included in the Dubbo CBD Precincts Plan were 
provided by the community during the Ignite Our Centre community engagement program. 
Integrity: Council is focused on the continued delivery of the 50 Bright Ideas as included in 
the Dubbo CBD Precincts Plan. Integration of the 50 bright ideas into the new Community 
Strategic Plan will ensure the bright ideas can continue to be adequately planned and 
resourced for delivery. 
One Team: Preparation of the Dubbo CBD Precincts Plan and the continued planning and 
delivery of the 50 Bright Ideas is the subject of significant cross organisational collaboration.  
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report. 
 
POLICY IMPLICATIONS 
 
There are no policy implications arising from this report. 
 
 

RECOMMENDATION 
 
1. That progress towards achievement of the 50 Bright Ideas be noted. 
2. That the 50 Bright Ideas as included in the following programs be included in the new 

Community Strategic Plan for the Dubbo Regional Council Local Government Area: 

 Fast Track Approvals Program; 

 CBD Infrastructure Improvements Program; 

 Development Incentive Program. 
3. That an update report be provided to Council in July annually detailing project 

progress towards achievement of the bright ideas. 
 
 

Steven Jennings 
Manager City Strategy Services  
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BACKGROUND 
 
The Dubbo CBD Precincts Plan includes the community’s vision of a multi-functional, diverse 
and vibrant centre. The Plan identifies the unique characteristics of the Dubbo CBD to be 
maintained including such things as the ‘high street’ shopping experience. The Plan also 
encourages such things as new and revitalised uses, including encouraging residential 
development in the CBD, making it easier to do business in the CBD and facilitates the 
development of an incentive program. The CBD Precincts Plan is also a practical plan which 
identifies bright ideas the community can pursue to help maintain and grow the CBD now and 
into the future.  
 
The overarching goal of the Plan is to provide a concise and easily understood strategic plan 
that includes appropriate systems and mechanisms to enable implementation and 
achievement of the 50 bright ideas identified by the community.   
 
It is also important to note that the CBD Precincts Plan is a community-led Plan, with the 
action areas and associated bright ideas coming directly from the Ignite Our Centre 
Community Engagement Program. As the CBD Precincts Plan was developed by the Dubbo 
community, it is important to note that the actions are not solely the responsibility of Council.  
The actions and bright ideas identified in the Plan should continue to be achieved as a 
partnership with the community and businesses within the Precincts identified in the Plan 
and by Council.  
 
The purpose of this report is to provide an update on progress towards the achievement of 
the 50 Bright Ideas as included in the CBD Precincts Plan and to seek Council endorsement for 
the 50 Bright Ideas to be included in the new Community Strategic Plan for the Dubbo 
Regional Local Government Area.  
 
REPORT 
 
1. Implementation of the CBD Precincts Plan 
 
The Dubbo CBD Precincts Plan includes four separate and distinct implementation programs 
reflective of the core pillars of success for the Dubbo CBD which include as follows: 
 

 ‘Ignite’ Placemaking Program; 

 Fast Track Approvals Program; 

 CBD Infrastructure Improvements Program; and 

 Development Incentive Program. 
 
The following provides a brief explanation of each of the four (4) Programs that will deliver 
many of the Bright Ideas included in the CBD Precincts Plan. In addition, a brief comment has 
also been provided in respect of the Bright Ideas which are completed and/or are currently 
underway. A full list of the Bright Ideas included in the CBD Precincts Plan is provided here in 
Appendix 1. 
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(i) ‘Ignite’ Placemaking Program 
 
The ‘Ignite’ Placemaking Program is a Council-funded initiative which seeks to quickly 
implement many of the 50 Bright Ideas for placemaking in the Dubbo CBD. The program 
commenced in March 2016 with the commencement of the Ignite Program Coordinator.  The 
Program initially runs for two years after which a detailed review of the program will be 
undertaken. 
 
The Dubbo ‘Ignite’ Placemaking Program has the following aims: 
  

 To contribute to the distinctive branding and identification of the City Centre as a whole 
and to individual precincts within the CBD. 

 To allow for quick implementation of small scale activation projects and to test 
concepts for larger scale implementation. 

 To deliver many of the lighter and quicker projects identified by the community as part 
of the 50 Bright Ideas. 

 To encourage and support stakeholders in the identification and development of 
further placemaking projects for delivery. 

 To develop and implement metrics for assessing the impact of placemaking activities on 
retail trade, CBD foot traffic and new business attraction. 

 
The Ignite Program also seeks to identify new projects and to achieve the identified Bright 
Ideas as included in the Plan. 
 
It should be noted that plan reporting in respect of the ‘Ignite’ Placemaking Program has not 
been considered in this report and is subject to a separate reporting process as a component 
of the Economic Development Action Plan which is reported to Council on a biannual basis. 
 
(ii) Fast Track Approvals Program 
 
The Plan identifies a comprehensive program of policy changes, streamlined processes, 
improved documentation and information guides to assist achievement of the following 
Bright Ideas. The Bright Ideas in respect of the Fast Track Approvals Program that are 
currently underway or completed are included in Table 1. 
 

Bright 
Idea No. 

Bright Ideas Progress Comment 

23 Streamline the process to obtain a busking 
approval across the CBD. 

Complete. 
 
 

24 Allow coffee shops/cafes to have longer trading 
hours and utilise social media and on-street 
advertising for promotions. 

 

Complete and ongoing. 
 
Expressions of interest 
provided to coffee shops and 
cafes. A number have taken up 
the opportunity. 
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Bright 
Idea No. 

Bright Ideas Progress Comment 

 

25 Enable pop-up eateries at key sites in the CBD, 
such as Bligh Street along the river corridor. 
Enable the use of mobile food trolleys, vans, 
shipping containers and other temporary 
structures for pop-up food and beverage. 

Underway and ongoing. 
 
A review of all Council policies 
is currently being undertaken 
following the amalgamation of 
the former Dubbo City and 
Wellington councils to improve 
clarity of provisions.   
 

  A new Statement of 
Environmental Effects 
template and guidance 
document is now available on 
Council’s website for use for 
development in the Dubbo and 
Wellington CBDs. 
 

  A new Pop-up Shop Policy and 
associated guidance has been 
prepared and is in operation.  
The Pop-up Shop Policy will 
shortly be available on 
Council’s website. 
 

26 Investigate options for a revised Street Trading 
Policy to allow retailers and traders to easily 
utilise the footpath for street trading and 
promotions. 

Underway. 
 
A new draft Local Approvals 
Policy is currently being 
prepared for the Dubbo 
Regional Local Government 
Area. 

 

Table 1. Bright Ideas in respect of the Fast Track Approvals Program that have been completed or are underway. 

 
(iii) CBD Infrastructure Improvements Program 
 
The Plan identifies a number of areas where the structure and operation of current 
infrastructure supporting the CBD may need to be examined and targeted improvements 
developed. Such areas include (but are not limited to) street lighting, traffic and parking 
arrangements. However, a significant issue for consideration is vehicular access arrangements 
to and from the CBD, including access from the L H Ford Bridge.  
 
The Plan includes a number of ideas that require further detailed studies to be undertaken 
and to develop investment options for improvements to CBD infrastructure. This can enable 
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the Dubbo CBD to be adequately prepared for the future, make it more resilient to economic 
change and able to accommodate future growth and development requirements.   
 
The 50 Bright Ideas in respect of the CBD Infrastructure Improvements Program that are 
currently underway or completed are included in Table 2. 
 

Bright 
Idea No.  

The Big Ideas Progress Comment 

28 Plan for infrastructure upgrades to the Rotunda 
eg paint roof, maintain power points, installation 
of a permanent light show, etc. 

 

Underway and ongoing. 
 
Painting of the Cyril Flood 
Rotunda was undertaken 
toward the end of 2016. 
 

29 Bike parking - Investigate current allocation and 
utilisation of bike parks in the CBD. 

Underway and ongoing. 
 
 

  Council is in receipt of the final 
report from consultants, 
Cardno who have completed 
the Dubbo Pedestrian Access 
and Mobility Plan and Dubbo 
Bike Plan.  
 

  The results of the consultancy 
are proposed to be provided to 
Council for consideration in 
the near future. 
 

30 Investigate options to link the Tracker Riley 
Cycleway to the CBD (eg trail of LED-lit 
sculptures to the CBD, designed through a 
business-sponsored competition). 
 

Underway and ongoing. 
 
Council is in receipt of the final 
report from consultants, 
Cardno who have completed 
the Dubbo Pedestrian Access 
and Mobility Plan and Dubbo 
Bike Plan.  
 

  The results of the consultancy 
are proposed to be provided to 
Council for consideration in 
the near future. 
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Bright 
Idea No.  

The Big Ideas Progress Comment 

31 Plan for footpath extensions or removal of some 
car parking spaces to provide for alternatives 
such as street dining or parklets 

Underway and ongoing. 
 
Options for the provision of 
street dining or parklets 
continue to be investigated.  
Work is currently centred on 
reviewing Council’s systems 
and processes for street 
activities through the 
preparation of a new Local 
Approvals Policy for Dubbo 
and Wellington. 
 

33 Investigate the current vehicle parking 
requirements for various types of business 
activities and developments in the CBD. 

Underway and ongoing. 
 
A review of Council’s vehicle 
parking requirements is 
currently underway as a 
component of a new 
comprehensive Development 
Control Plan for the Dubbo 
Regional Local Government 
Area. 
 
A new comprehensive 
Development Control Plan is 
required to be completed by 
September 2017 in accordance 
with the requirements of the 
NSW Department of Premier 
and Cabinet. 
 

35 Investigate options for the provision of shade 
over Council-owned carparks in the CBD. 

Underway and ongoing. 
 
 

37 Investigate options for permanent lighting 
installations in the CBD at night time to improve 
safety and security. 

Underway and ongoing 
 
A review of all heritage lighting 
in the CBD has been 
undertaken with all lighting 
now operational. 
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Bright 
Idea No.  

The Big Ideas Progress Comment 

39 Consider further extension of existing bike paths 
along Bligh Street and make bike paths safer for 
children to ride in the CBD. 
 
 

 

Underway and ongoing. 
 
Council is in receipt of the final 
report from Consultants 
Cardno who have completed 
the Dubbo Pedestrian Access 
and Mobility Plan and Dubbo 
Bike Plan.  
 

  The results of the consultancy 
are proposed to be provided to 
Council for consideration in 
the near future. 
 

41 Consider access to/from the CBD for all road 
users, including active participation in lobbying 
for an upgrade of the L H Ford Bridge. 

Underway and ongoing. 
 
 
 

  As part of the State 
Government announcement 
for the proposed duplication of 
the L H Ford Bridge, Roads and 
Maritime Services are 
currently undertaking planning 
work in respect of the 
proposed duplication. It is 
understood that the 
preliminary results of this 
analysis will be provided in mid 
2017.  
 

  This work will ultimately 
inform the future access 
network to the CBD. 
 

 

Table 2. Bright Ideas in respect of the CBD Infrastructure Improvements Program that have been completed or 
are currently underway. 
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(iv) Development Incentive Program 
 
The Plan promotes the need for the further incentive of development in the City centre to 
ensure the Dubbo CBD remains as the focal point for the Orana Region. Submissions from 
stakeholders and the community during development of the Plan pointed to the need to 
consider options to encourage new businesses and entities to set up in the City centre, 
through the provision of targeted development incentives. 
 
The Bright Ideas in respect of the Development Incentive Program that are currently 
underway or completed are included in Table 3. 
 

Bright 
Idea No.  

The Bright Ideas Progress Comment 

45 Encourage use and activation of the former Post 
Office building. 

 

Underway and ongoing. 
 
Examination of heritage grant 
funding and other mechanisms 
continue to be undertaken.  
2018 Heritage Grants open in 
late 2017. 
 

  Council staff and the Heritage 
Advisor continue to facilitate 
numerous enquiries for use 
and development of the 
former Post Office building.   
 

46 Develop a start-up kit and other mechanisms for 
new businesses to encourage new business in 
the CBD. 
 

Underway. 
 
Council is a participant in the 
Easy To Do business program 
which is a joint initiative 
between Service NSW, the 
Office of the NSW Small 
Business Commissioner, the 
NSW Customer Service 
Commissioner and Council. The 
program aims to remove 
regulatory and other barriers 
and streamline approval 
processes for small cafes and 
bars. 

47 Consider the provision of targeted development 
incentives through Section 94 and 94A 
contributions’ regimes for the CBD to encourage 
development. 

Underway. 
 
Council has now adopted an 
amendment to the Section 94 
Contributions Plan Roads, 
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Bright 
Idea No.  

The Bright Ideas Progress Comment 

Traffic Management and Car 
Parking which allows for no 
contribution to be levied for 
change of use development 
under $100,000. 
 
Council continues to await the 
announcement from the State 
Government in relation to the 
proposed duplication of the L H 
Ford Bridge. It is understood 
that this announcement is 
imminent. 
 
 

 

Table 3. Bright Ideas in respect of the Development Incentive Program that are currently underway or 
completed. 

 
It should be noted that plan reporting in respect of the ‘Ignite’ Placemaking Program has not 
been considered in this report and is subject to a separate reporting process as a component 
of the Economic Development Action Plan which is reported to Council on a biannual basis. 
 
2. Integrated Planning and Reporting – New Community Strategic Plan  
 
Council is committed to undertaking a review of the Dubbo and Wellington Community 
Strategic Plans, and develop a new draft Community Strategic Plan, Delivery Program and 
Operational Plan by September 2017 for the consideration of the new Council.  
 
Many of the 50 Bright Ideas included in the Plan in the Fast Track Approvals Program, the CBD 
Infrastructure Improvements Program and the Development Incentive Program are 
considered transformational projects that require significant pre-planning, human and 
financial resources to deliver. The 50 Bright Ideas as included in the subject programs are 
provided here in Appendix 2. 
 
It is considered that integration of the 50 Bright Ideas into the new Community Strategic Plan 
will ensure their future integration into Council business activities and functions and ensure 
they can also be financed and planned for delivery during the term of the new Council. In 
addition to integration of the subject 50 Bright Ideas into the new Community Strategic Plan, 
it is proposed that an update report be provided to Council annually detailing project 
progress towards achievement of the Bright Ideas. 
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SUMMARY 
 
This report provides an update to Council on the progress towards achievement of the 50 
Bright Ideas as included in the Dubbo CBD Precincts Plan. The report includes a brief 
statement as to the status of the 50 Bright Ideas that have either been achieved or are 
currently underway.  
This report also recommends that the 50 Bright Ideas as included in the following programs 
be included in the new Community Strategic Plan for the Dubbo Regional Local Government 
Area: 
 

 Fast Track Approvals Program; 

 CBD Infrastructure Improvements Program; and 

 Development Incentive Program. 
 
 
 

Appendices: 
1⇩ Dubbo CBD Precincts Plan - 50 Bright Ideas   
2⇩ 50 Bright Ideas - Transformational Projects   
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REPORT: Development Application 
D2016-624 (2) - Cotton Storage Facility 
Property: Lot 2670 DP 852445, 27R 
Boothenba Road and Lot 2452 DP 
1049405, Yarrandale Road, Dubbo 
Applicant: Fletcher International Exports 
Pty Ltd 
Owner: Cro-bah Pty Ltd (Lot 2670) and 
Frome Street Investments No. 41 Pty Ltd 
(Lot 2452) 

AUTHOR: Senior Planner 1 
REPORT DATE: 9 May 2017 
TRIM REFERENCE: ID17/766         

 
EXECUTIVE SUMMARY 
 
A Section 96(1A) modified Development Application for the proposed modification of 
Development Consent D2016-624 (2) was lodged with Council on 8 February 2017, seeking a 
reduction to the value of the Section 94 Urban Roads Contribution imposed in Condition 22 
of the development consent.  
 
In accordance with the adopted Section 94 Plan – Roads, Traffic Management and Car 
Parking, Council can consider a request for a review of the contribution in accordance with 
the Plan, as follows:  
 

“3.6 Flexibility in Imposition of Contributions 
This Plan assumes particular land uses and traditional forms of development consistent 
with a wide range of urban forms. However, not all situations can be predicted and, 
from time to time, Council may receive applications which do not fit within these 
assumptions.  
 
Council may consider adjustment or waiver of Section 94 Contributions (either in full or 
in part) as they apply to individual applications. The following are provided as example 
of such circumstances:  
 
(c) Where the applicant can demonstrate that the development does not generate 

demand for public amenities or services, or generates demand at a lower 
quantum than the rates set out in part 4 of this plan.  
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Council has a strong preference for a negotiated outcome.  However, in the event that 
an agreement cannot be reached, Council will commission a competent consultant 
funded by the applicant to resolve the matter.”  

 
Following discussions with Council, the applicant has requested that the Urban Roads 
contributions be levied at a lesser rate to that approved. This is due to further information 
being provided about the nature of the business, demonstrating that it will generate a lesser 
rate of daily vehicle trips to that initially assessed.  
 
Upon review of the information provided it is recommended the development consent, in 
particular, Condition 22, be modified thereby reducing the required urban roads contribution 
from $416,581.20 to $13,322.40 (2016/2017 financial year figures). Given the significant 
variation to the contributions, the Application is provided to Council for determination.  
 
ORGANISATIONAL VALUES 
 
Customer Focused: The Application as submitted has been assessed in a timely manner 
against the relevant legislation and Council Policy while taking into consideration the public 
submissions received.  
Integrity: The Application has been assessed against the requirements of Section 79C of the 
Environmental Planning and Assessment Act 1979, as well as other relevant legislation and 
Council Policy.  
One Team: Council staff have been involved in the assessment of this Application which has 
been undertaken in accordance with relevant legislation and Dubbo Regional Council policy.  
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report, as it has been accepted that the 
development does not generate an impact beyond the modified contribution imposed.  
 
POLICY IMPLICATIONS 
 
There are no policy implications arising from this report. 
 

RECOMMENDATION 
 
1. That Council agree to reduce the Urban Roads contribution for D16-624 from 

$416,581.20 to $13,322.40 (based on the adopted 2016/2017 financial year notes). 
2. That modified Development Application D16-624 (Part 2) for a cotton storage facility 

at Lot 2670 DP 852445, 27R Boothenba Road and Lot 2452 DP 1049405, Yarrandale 
Road, Dubbo be granted approval subject to the conditions of consent provided 
attached in Appendix 1 to the report of the Senior Planner 1 dated 9 May 2017, 
noting the amendment to Condition 22.  

 

Shaun Reynolds 
Senior Planner 1  
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BACKGROUND 
 
Development consent was granted on 27 January 2017 for a cotton storage facility at the 
Fletcher Grain site in north Dubbo. The purpose of the development, comprising two (2) large 
buildings, will be to store cotton bales pending their transportation off site by train. 
Specifically the development proposes:  
 

 The construction of two (2) sheds, each being 132 metres x 77 metres. The buildings will 
have a height of 7.1 metres to the gutters and 14.12 metres at the ridge. They will be 
constructed of Colorbond wall cladding and roof sheeting;  

 A central (uncovered) loading area (40 metres x 77 metres) between the two (2) sheds;  

 Construction of a concrete apron around the entire building structure and within the 
uncovered loading area to provide for a 6 metre-wide perimeter access road and ring 
road surrounding the building;  

 Construction of a compacted gravel driveway linking the existing driveway onsite to the 
sheds to allow road train access to these buildings;  

 Provision of stormwater infrastructure including construction of two (2) new detention 
basins and the enlargement of an existing basin in the north-west corner of Lot 2452; 
and 

 A boundary adjustment between Lots 2670 and 2452 to ensure the development is 
wholly located on Lot 2452.  

 
A total of six (6) staff would be required for the development comprising three (3) new staff 
and three (3) existing staff. No amenities are proposed within the building. A copy of the 
approved site plan is provided attached as Appendix 2.  
 
The development consent imposed a condition in relation to the imposition of Urban Roads 
contributions to the value of $416,581.20 (813 industrial trips). The nature of the 
development and size of the facility attracted a standard contribution rate which is perhaps 
not reflective of the daily traffic generation of the development.  
 
REPORT 
 
1. APPLICATION DETAILS 
 
Owner: Cro-bah Pty Ltd (Lot 2670) and Frome Street Investments No. 41 Pty Ltd (Lot 

2452) 
Applicant: Fletcher International Exports Pty Ltd 
Consultant: Barnson Pty Ltd 
 
A modified Development Application pursuant to Section 96(1A) of the Environmental 
Planning and Assessment Act, 1979 was lodged with Council on 8 February 2017. The 
application seeks approval to modify Condition 22 by way of varying the required Section 94 
Urban Roads contributions. Condition 22 reads as follows:  
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“Prior to the issue of the Occupation Certificate, the payment of $416,581.20 (813 
industrial trips) for Urban Roads headworks contribution, calculated on a per trip basis, 
in accordance with Council’s adopted Amended Section 94 Contributions Plan - Roads, 
Traffic Management and Carparking, operational 3 March 2016. 
 
Such contribution rate per trip is adjusted annually in accordance with Section 6.0 of the 
Section 94 Contributions Plan becoming effective from the 1 July each year and as 
adopted in Council’s Annual Revenue Policy. 
 
Note 1: Council’s adopted 2016/2017 financial year rate is $512.40 per industrial trip 
(including administration). 
 
Note 2: As the above contribution rate is reviewed annually, the current contribution 
rate is to be confirmed prior to payment.  
{Reason: Implementation of Council's Section 94 Contributions Plan – Roads, Traffic Management and 
Carparking dated 2016}”  

 
The initial assessment, based on Council Policy for warehouse type developments, required a 
monetary contribution of $416,581.20 (813 industrial trips).  
 
The contribution is determined through the size of the building and the use of the 
development. Table 4.1 of the Urban Roads Contributions Policy lists daily traffic generation 
rates per 100 m2 of Gross Floor Area (GFA) for different types of land uses. Based on this 
table the most appropriate land use would be a warehouse which generates four (4) daily 
trips per 100 m2 of GFA.  
 
Information was provided with the Part 1 application to reduce the contribution based on a 
more specific traffic generation rate to that outlined in the Policy. Given the significant 
variation in the traffic generation figures (and subsequently the total contribution) to that 
outlined in the Policy, it was determined that the application would have been required to be 
determined by Council. Given the restricted timeframe on behalf of the applicant to have the 
application determined, it was decided to withdraw the contribution reduction argument 
from the application and have it determined at a later stage through a modified Development 
Application.  
 
The applicant has subsequently lodged a modified Development Application to vary condition 
22 only. No physical or operational aspect of the development is proposed to be amended. 
Following a request for further information by Council on 24 March 2017, a response was 
provided on 24 April 2017 which is provided attached as Appendix 3. The information clarifies 
how the development will operate, particularly in terms of predicted traffic movements.  
 
A detailed assessment of the modification proposed will be undertaken within this report.  
 
2. LEGISLATIVE REQUIREMENTS – S96(1A)  
 
Section 96(1A) of the Environmental Planning and Assessment Act, 1979 pertains to 
modifications to a consented to Development Application involving minimal environmental 
impact. It states:  
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“A consent authority may, on application being made by the applicant or any 
other person entitled to act on a consent granted by the consent authority and 
subject to and in accordance with the regulations, modify the consent if: 
(a) it is satisfied that the proposed modification is of minimal environmental 

impact, and 
(b) it is satisfied that the development to which the consent as modified relates 

is substantially the same development as the development for which the 
consent was originally granted and before that consent as originally 
granted was modified (if at all), and 

(c) it has notified the application in accordance with: 
(i) the regulations, if the regulations so require, or 
(ii) a development control plan, if the consent authority is a council that 

has made a development control plan that requires the notification or 
advertising of applications for modification of a development consent, 
and 

(d) it has considered any submissions made concerning the proposed 
modification within any period prescribed by the regulations or provided by 
the development control plan, as the case may be.”  

(3) In determining an application for modification of a consent under this section, the 
consent authority must take into consideration such of the matters referred to in 
section 79C (1) as are of relevance to the development the subject of the 
application.” 

 
It is considered that the proposed modification will provide negligible environmental impacts 
and is substantially the same development as the consent which was originally granted. Given 
there are no physical or operational modifications proposed, neighbouring land owners were 
not notified of the modified Development Application. It is noted that neighbouring 
landowners were notified of the original application with no written submissions being 
received during that exhibition period.  
 
The information detailed below provides an assessment of these areas of the development 
which will require assessment with Section 79C of the EP&A Act 1979, as is relevant.  
 
Those areas of the development not discussed below are not considered relevant to the 
proposed modification.  
 
3. LEGISLATIVE REQUIREMENTS – S79C(1)(a) 
 
Land Use Permissibility 
 
The subject property is zoned IN3 Heavy Industry. The sheds are to be utilised in association 
with an existing agricultural produce industry located on the site. Agricultural produce 
industries are permissible with consent in the IN3 zone pursuant to the Dubbo LEP 2011. The 
use of the buildings is not being altered through this modified Development Application.  
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Section 94 Urban Roads Contributions Plan 
 
The development proposal was lodged for a cotton storage facility with a Gross Floor Area 
(GFA) of 20,328m2. Under the Policy, the most appropriate land use is a warehouse which has 
a daily trip generation of 4 per 100 m2 GFA. Therefore the daily trip generation was deemed 
to be 813.12 (say 813). No credits were applied as it is considered the current grain handling 
operations on the site exhaust the basic allotment credit of 11 daily trips.  
 
Council’s Section 94 Contributions Plan – Roads, Traffic Management and Car Parking (also 
known as Section 94 Urban Roads Contribution Plan) was adopted as amended on 25 
February 2008 and replaced the Dubbo Urban Roads Contributions Plan dated February 1995.  
 
In accordance with the adopted Section 94 Plan, Council can consider a request for a review 
of the contribution in accordance with the Plan, as follows: 
 

“3.6 Flexibility in Imposition of Contributions 
This Plan assumes particular land uses and traditional forms of development consistent 
with a wide range of urban forms. However, not all situations can be predicted and, 
from time to time, Council may receive applications which do not fit within these 
assumptions.  
 
Council may consider adjustment or waiver of Section 94 Contributions (either in full or 
in part) as they apply to individual applications. The following are provided as example 
of such circumstances: 
 
(c) Where the applicant can demonstrate that the development does not generate 

demand for public amenities or services, or generates demand at a lower 
quantum than the rates set out in part 4 of this plan.  

 
Council has a strong preference for a negotiated outcome.  However, in the event that 
an agreement cannot be reached, Council will commission a competent consultant 
funded by the applicant to resolve the matter.” 

 
It is acknowledged that the trip generation stipulated in the Policy is not a true reflection of 
the number of trips this type of development would generate. The applicant in their 
justification to have the daily trips reduced has identified:  
 

 Delivery of products to the shed will be restricted to a certain period of the year (i.e. 
approximately 20 weeks following cotton harvest);  

 Most vehicles delivering the product will be fully laden road trains which reduces the 
overall number of vehicles accessing the site;  

 Products will only be delivered to the site, they will not be removed again by vehicle 
(this will be undertaken by train); and  

 There will only be a low number of staff additional associated with the shed 
(approximately three (3)) thereby ensuring a minimal amount of staff vehicles accessing 
the site.  
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Following a request for further information, clarification on operational matters and 
justification for a reduced contribution has been provided as follows:  
 

“The quantity of cotton bales being transported through the storage facility will not 
increase above the nominated 85,000 bales. This is because rail transportation out of 
the site is limited as outlined below. 
 
Fletchers International operates three (3) train services departing the site per week. 
Each service has 15 wagons. On each wagon, one (1) x 40 foot box is available for the 
freight of the cotton bales due to existing freight commitments, for meat, grain and 
cotton. Each box can hold 112 cotton bales. Therefore: 
 

 112 cotton bales/box 

 112 bales x 15 wagons = 1,680 bales/train 

 3 trains per week x 1,680 bales = 5,040 bales/week 
 
It would take over 17 weeks to rail out the 85,000 bales at 5,040 bales per week. As the 
cotton season is limited in duration there is no ability to increase capacity due to the 
limitations in transporting the cotton off site. 
 
All cotton bales transported to site will be delivered by road train as smaller vehicles 
are not cost efficient. It should also be noted that whilst the current capacity of a road 
train is 220 bales, changing technologies as recent as this year will enable an additional 
row of bales to be transported in the near future, thus further increasing carrying 
capacity and thus decreasing vehicle trips. 
 
Exact vehicle numbers will vary only slightly from season to season. However, the 
volume transported in each road train would be maximised as it is not efficient to 
operate less than fully laden vehicles. More than one collection point may be utilised to 
ensure full loads are provided prior to delivery at the site.  
 
Whilst actual traffic counts have not been carried out, the operator (Fletcher 
International Exports Pty Ltd) has provided historical cotton production receival 
numbers. These numbers will be transferrable to the proposed development. The baled 
cotton will be delivered to the site by road train and transported from site by rail. Road 
trains have a capacity of 220 cotton bales. To provide Council with comfort that there is 
a buffer in heavy vehicle transport numbers the following revised assessment is 
provided, assuming each road train is only 85% of capacity (187 bales).  
 
The development would accept and store a maximum of 85,000 bales. The bales would 
be transported to site on road trains, with each road train having a maximum capacity 
of 220 bales. Assuming on average each road train is 85% full, this would equate to 187 
bales per road train. Therefore, the development would generate a total of 455 road 
trains and thus 910 annual road train vehicle trips. Based on a cotton lint period of 20 
weeks, operating six (6) days per week, this would equate to eight (8) daily road train 
vehicle trips.”  
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Discussions with the applicant also demonstrate that the purpose of the shed is to provide a 
centralised destination for cotton bales prior to their being loaded onto trains. Presently, 
Fletcher trucks transport the bales from their receival point to various destinations around 
Dubbo for storage, pending their loading onto trains. The proposed buildings under this 
application will ensure all bales can be transported directly to the site where they will be 
stored and subsequently loaded onto trains as required. This will ensure a more efficient 
operation and ultimately reduce the total number of traffic movements through bales being 
transported directly from farm to destination, rather than having a holding location between 
the two sites.  
 
The comments provided above clarify a concern by Council in that bale figures provided were 
only based on previous years. Council assumed the purpose of the shed was to increase the 
number of bales being able to be received. However, the applicant was able to clarify that the 
shed will ensure a centralised destination only and ultimately the total number of bales 
handled will not increase from what presently occurs. Further, based on rail capacity, the 
future total number of bales received will not increase. The applicant also clarifies that for 
efficiency reasons, vehicles transporting bales to the site will substantially be fully laden road 
trains. Despite this, a buffer figure of 85% capacity has been used in the calculations which is 
considered reasonable.  
 
Clarification has also been provided regarding the use of these buildings outside of the cotton 
harvest season. The applicant advises that one (1) shed may be used for the storage of other 
materials that is otherwise normally stored onsite. Examples include grain that is normally 
stored in a bunker will be stored in sheds however, no additional material above the existing 
would be brought to the site. Consequently, no additional vehicle trips would be generated 
by this development other than for cotton storage purposes as is quantitated below.  
 
As can be seen, the arguments put forward in the application are based on logistics and 
clarifying existing and proposed operations. Generally, where there is no suitable land use 
within the Policy, raw data in terms of actual traffic movements shall be provided which gives 
an accurate gauge as to the traffic generation of the development. Such data can be obtained 
from a similar development site in terms of land use and size, the development’s previous 
development site, or data that is obtained following occupation and a reduction in 
contributions made retrospectively.  
 
Such raw data has not been provided in this instance other than bale numbers. The simplest 
method of obtaining raw data would be to permit the development to operate, obtain data 
over a suitable period (say, two years), and submit an application to reduce the figure based 
on this actual data.  
 
While no raw data for this development (or a similar development) has been provided, it is 
considered the analysis provided by the applicant suitable to determine an appropriate trip 
generation. The applicant outlines receival would be a maximum of 85,000 bales. While the 
majority of road trains would be 100% laden, to offset the occasions where a vehicle was not 
fully laden, a figure of 187 bales per vehicle has been nominated by the applicant which 
represents 85% capacity (a fully laden road train has a 220 bale capacity). Dividing 85,000 by 
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187 results in the total number of road trains accessing the site as being 455. The total trip 
generation (in and out) is therefore 910.  
 
The applicant has reiterated that the cotton lint period runs for 20 weeks. With receivals 
running six days per week over this period (120 days), the total number of daily trip 
movements (road trains) is 7.58.  
 
In addition to road train movements, the applicant acknowledged three additional staff will 
be employed as a consequence of this development. Being conservative and assuming staff 
would arrive at work, leave and come back again twice during the day (eg lunch and some 
other reason), then leave at the conclusion of work, the total number of daily trips for three 
additional staff (noting that the three existing staff movements have already been factored 
into past consents) would be 18 (ie 6 x 3). The total daily trip generation therefore equates to 
25.58 (say 26), and the contribution would equate to:  
 
Contribution = $ industrial rate x trips 
 = $512.40 x 26 
 = $13,322.40  
 
Therefore, the total contribution required is $13,322.40, based on 26 daily industrial trips 
(including administration).  
 
Again, despite the lack of raw data, it is considered the above analysis and figures will be 
reflective of the proposed development. Condition 22 of the consent is subsequently 
recommended to be modified to reflect the amended contribution figure as follows:  
 

“Prior to the issue of the Occupation Certificate, the payment of $13,322.40 (26 
industrial trips) for Urban Roads headworks contribution, calculated on a per trip basis, 
in accordance with Council’s adopted Amended Section 94 Contributions Plan – Roads, 
Traffic Management and Carparking, operational 3 March 2016. 
 
Such contribution rate per trip is adjusted annually in accordance with Section 6.0 of the 
Section 94 Contributions Plan becoming effective from 1 July each year and as adopted 
in Council’s Annual Revenue Policy. 
 
Note 1: Council’s adopted 2016/2017 financial year rate is $512.40 per industrial trip 
(including administration). 
 
Note 2: As the above contribution rate is reviewed annually, the current contribution 
rate is to be confirmed prior to payment.  
 
Note 3: The required contribution relates to the use of the buildings as a cotton storage 
facility. Any alteration to this use may require recalculation of required contributions as 
applicable.  
{Reason: Implementation of Council's Section 94 Contributions Plan – Roads, Traffic Management and 
Carparking dated 2016}”  
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Note 3 has been added to the modified condition to clarify that the contribution has been 
determined based on use of the buildings for a cotton storage facility. Should the use of the 
buildings change, including storage of another agricultural product, Council may be required 
to impose additional contributions as applicable.  
 
4. LIKELY IMPACTS OF THE DEVELOPMENT – S79C(1)(b)  
 
It is considered that the proposed modification will not contribute to any adverse social or 
economic impacts to the locality or impacts to the natural or built environment.   
 
5. SUITABILITY OF THE SITE – S79C(1)(c)  
 
The overall layout and appearance of the development is not proposed to be altered through 
this modification.  
 
6. SUBMISSIONS – S79C(1)(d)  
 
Due to there being no physical change to the development as approved, neighbouring land 
owners were not notified of this application.  
 
7. PUBLIC INTEREST – S79C(1)(e)  
 
There are no matters other than those discussed in the assessment of the modified 
application above that would be considered to be contrary to the public interest.  
 
8. INTERNAL REFERRALS 
 
Engineering Assessment  
 
Council’s Manager Technical Support provided a referral dated 4 March 2017 which was prior 
to the receival of additional information and clarification of matters by the applicant. The 
Manager suggested either the matter be deferred for two years following issue of the 
Occupation Certificate to allow the applicant to compile actual data or Council use an 
approved wool storage facility (D10-507) as a benchmark for traffic generation on a pro-rata 
basis based on the larger building size. The latter option is not considered suitable as that 
use, while also handling a seasonal agricultural product, is different in that goods are 
transported to and from the site by vehicle, rather than just to the site as in this instance.  
 
SUMMARY 
 
The applicant is seeking development consent to modify a previously approved Development 
Application for a cotton storage facility at Lot 2670 DP 852445, 27R Boothenba Road and Lot 
2452 DP 1049405, Yarrandale Road, Dubbo.  
 
The proposal seeks to reduce the urban roads contributions that have been levied against this 
development under Condition 22 pursuant to Council’s Section 94 Contributions Plan – 
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Roads, Traffic Management and Car Parking. The applicant has provided justification that the 
proposed use of the site will have a reduced daily trip generation to that initially assessed.  
 
The physical appearance of the development is not being altered nor the operational aspects 
of the development. Therefore, it is considered that the modified development is not likely to 
have any significant negative impact upon the environment or the amenity of the locality.  
 
The modified Development Application is consistent with the objectives of the applicable 
Environmental Planning Instruments, Development Control Plan and Council Policies. 
Therefore, it is recommended that the subject modified Development Application (D16-624 
Part 2) for a cotton storage facility at Lot 2670 DP 852445, 27R Boothenba Road and Lot 2452 
DP 1049405, Yarrandale Road, Dubbo, pursuant to Section 96(1A) of the Environmental 
Planning and Assessment Act, 1979, be approved subject to the conditions of consent as set 
out in Appendix 1 attached to this report. 
 
 
 

Appendices: 
1⇩ Conditions of consent   
2⇩ Development plan   
3⇩ Submission from Barnson dated 24 April 2017   
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REPORT: Development Application D17-
162 - Telecommunications Facility - Lot 1 
DP 1213064 Res 1000457, Cobra Street, 
Dubbo  
Applicant: Service Stream Mobile 
Communications  
Owner: Dubbo Regional Council   

AUTHOR: Planner 
REPORT DATE: 5 May 2017 
TRIM REFERENCE: ID17/759         

 
EXECUTIVE SUMMARY 
 
Council is in receipt of a development application for a Telecommunications Facility (mobile 
base station) at Lot 1 DP 1213064, Reserve 1000457, Cobra Street, Dubbo.   
 
The proposed development will form part of Telstra’s existing mobile phone network and 
includes a 31.3 m high telecommunication tower and equipment shelter (7.47 m2).  
 
The location of the proposed development is within a public park (Elston Park). This site has 
been selected with consideration to service gaps within the existing Telstra network and at a 
location to avoid interference with existing telecommunication infrastructure and residential 
development within the locality.   
 
During the exhibition period Council received two submissions. Given the level of community 
interest in the subject application and the fact that the development will be on Council land, 
the matter is provided to Council for determination.  
 
This report considers the proposed development in accordance with Section 79C of the 
Environmental Planning and Assessment Act, 1979 and recommends approval of the 
application subject to the recommended conditions of consent included in Appendix 1.  
 
Development plans are attached in Appendix 2. 
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ORGANISATIONAL VALUES 
 
Customer Focused: Council officers have worked with the applicant to minimise the 
developments impacts on adjoining properties and to improve the development’s 
streetscape impact given its location along a major entry point to the City. 
Integrity: The Development Application has been assessed in accordance with the 
Environmental Planning and Assessment Act, 1979, relevant Environmental Planning 
Instruments, the Development Control Plan and it has been notified to adjoining owners. 
One Team: The Development Application has been assessed by staff across the organisation 
ensuring that all necessary matters have been considered and addressed. 
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report. 
 
POLICY IMPLICATIONS 
 
There are no policy implications arising from this report. 
 

RECOMMENDATION 
 
1. That Development Application D17-162 for a Telecommunications Facility at Lot 1 DP 

1213064 Reserve 1000457, Cobra Street, Dubbo, be granted approval subject to the 
conditions of consent, included as Appendix 1, to the report of the Planner dated 5 
May 2017.   

2. That those who made submissions be advised of Council’s determination in this 
matter. 

 
 

Josh Smith 
Planner  
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REPORT 
 
1. DEVELOPMENT DETAIL 
 
Council is in receipt of a development application for a Telecommunications Facility (mobile 
base station) at Lot 1 DP 1213064, Reserve 1000457, Cobra Street, Dubbo.   
The proposed development will form part of Telstra’s existing mobile phone network 
servicing the region. Specifically, the proposed development will include the following: 
 

 Construction of a 30 m high monopole with attached panel antennas totalling 31.3 m in 
height; 

 Construction of an equipment shelter (7.47 m2) at the base of the monopole 
accommodating electronic equipment; and  

 The erection of 1.8 m high chain wire fencing around the perimeter of the subject 
monopole (6 m x 10 m).  

 

 

Figure 1. Proposed telecommunication tower facing north-west from Fitzroy Street 

 
The location of the proposed development within a public park (Elston Park) has been 
selected giving consideration to service gaps within the existing Telstra network and at a 
location to avoid interference with existing telecommunications infrastructure and residential 
development within the locality. 
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2. SITE CHARACTERISTICS 
 
Locality  
 
The subject allotment, known as Elston Park, has an area of 4.047 ha with frontage to Cobra, 
Fitzroy, Gipps and Bultje streets. The proposed telecommunications facility is located on the 
north-eastern side of the allotment approximately 48 m west of Fitzroy Street and 37 m south 
of Bultje Street. A locality map is provided in Figure 2. 
 

  

Figure 2. Locality map of Lot 1 DP 1213064 Res 1000457, Cobra Street Dubbo 

 
Slope 
 
At the location of the proposed development there is no significant slope; it falls gradually to 
the west.  
 
Vegetation  
 
The subject site consists largely of established gardens and native trees. No existing 
vegetation is required to be removed as part of this application.  
 

Location of the proposed 
telecommunication facility 
(mobile base station).  
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Access 
 
Vehicle access to the site and proposed development is available via an existing crossover off 
Bultje Street. This crossover is located on the western side of the existing tennis courts which 
will be utilised for construction and maintenance purposes only.  
 
Services 
 
The property is connected to all reticulated services.  
 
Adjoining uses 
 
North: Tennis courts, low density residential dwellings and the Fitzroy Street Western 

College TAFE Campus 
South: Elston Park, commercial development (motel accommodation) and low density 

residential dwellings 
East: Elston Park and low density residential dwellings 
West: Dubbo Bridge Club, Elston Park and low density residential dwellings 
 
3. SITE HISTORY 
 
There are no issues from previous development approvals which require further 
consideration. 
 
4. LEGISLATIVE REQUIREMENTS S79C(1) 

 
(a)  Do any environmental planning instruments (SEPP or LEP) apply to the land to which 
the Development Application relates? 
 
State Environmental Planning Policy (Infrastructure) 2007 
 
Division 5 Electricity transmission or distribution  
 
Clause 45 – Development Adjacent to Electricity Infrastructure 
 
The application was referred to Essential Energy in accordance with Clause 45. They raised no 
objection to the proposed development. 
 
The comments provided by Essential Energy are included as a notation in the proposed 
conditions which are provided in Appendix 1. 



PLANNING AND DEVELOPMENT COMMITTEE 
15 MAY 2017 PDC17/18 
 

PLANNING AND DEVELOPMENT COMMITTEE  Page 55 

 
Division 21 – Telecommunication and other communication facilities   
 
Clause 114 – Development permitted without consent  

 
As the proposed telecommunications facility is being undertaken on behalf of a private 
company (Telstra), development consent is required hence the submission of this 
application.   
 
Clause 115 – Development permitted with consent 
 
Clause 115 of the (SEPP) outlines both permissibility and specific aspects that must be taken 
into consideration prior to the determination of a telecommunications facility.  
 

“115 Development permitted with consent 
(1) Development for the purposes of telecommunications facilities, other than 

development in clause 114 or development that is exempt development 
under clause 20 or 116, may be carried out by any person with consent on 
any land. 

(2) (Repealed) 
(3) Before determining a development application for development to which 

this clause applies, the consent authority must take into consideration any 
guidelines concerning site selection, design, construction or operating 
principles for telecommunications facilities that are issued by the Director-
General for the purposes of this clause and published in the Gazette.” 

 
In accordance with subclause (3) an assessment is required to be undertaken against the 
NSW Telecommunication Facilities Guideline including Broadband dated July 2010. Section 
2.2 of this document outlines four specific principles which are addressed below.   
 
1) A telecommunications facility is to be designed and sited to minimise visual impact 
 
The proposed telecommunications facility is located on the north-eastern corner of Elston 
Park approximately 48 m west of Fitzroy Street and 37 m south of Bultje Street. The subject 
park is surrounded by a mix of low density residential dwellings and commercial land uses. 
The visual setting at the location of the proposed development comprises established 
landscaping and native trees, with tennis courts located to the immediate north and a single 
storey clubhouse building to the west.  
 
In consideration of the development’s location and neighbouring land uses, the applicant’s 
consultant provided the following comments and photomontage addressing any perceived 
visual impacts.  
 

“The subject location has the advantage of being within an area of open space 
containing a large number of screened trees and providing adequate visual separation 
from dwellings. The area to the east, south and west of the proposed facility is of good 
visual quality. It is therefore necessary to provide additional tree canopy screening and 
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require a suitable Pale Eucalypt colour for the pole, as proposed, together with shrub 
planting in the vicinity of the equipment shelter compound, to maintain the overall 
visual quality of Elston Park.  

 
The visual quality of the north-east portion of Elston Park is moderate at best, due to 
the visual impact of the existing tennis court facility, including court fencing, light poles 
and the clubhouse building. In these circumstances it is considered that the proposal 
has a satisfactory visual impact within the northeast portion of the Park and as viewed 
from the north, looking south.” 

 

 

Figure 3. The proposed development facing north-east from the western side of the allotment. 

 

 

Figure 4. The proposed development facing south-east from Bultje Street.  
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“Our assessment indicates that the communications facility proposed to be installed in 
Elston Park is an appropriate location for a communications facility of the type 
proposed. The development will have a limited and acceptable visual impact, having 
regard to the need for the facility as an item of essential communications 
infrastructure, height requirements to fulfill its function, the visual quality of the 
locality and the provision of recommended visual impact mitigation measures such as 
additional tree and shrub planting … as proposed.” 

 
Following a review of the above comments and photomontages, it is considered that the 
proposed development has been sited in a location which would minimise any adverse visual 
impacts on surrounding land uses or those utilising the subject park.  
 
In addition, to further alleviate any visual impacts, the following condition as recommended 
by Council’s Parks and Landcare Services Division has been included in the proposed 
conditions of consent attached as Appendix 1:   

 
“Prior to issue of the Construction Certificate a detailed landscaping plan shall be 
submitted to and approved by Council. This landscaping plan shall be developed in 
conjunction with Council’s Parks and Landcare Division and shall include details such as 
a planting schedule and irrigation design.  

 
Following this approval all such landscaping shall be established prior to the release of 
the Occupation Certificate.” 

 
2) Telecommunications facilities should be co-located wherever practical 
 
In relation to the location of the proposed telecommunications facility, the applicant’s 
consultant provided the following comments regarding its location and the selection process 
undertaken.  
 

“Due to the existing Telstra sites in the area, the search area for the new site at Dubbo 
was relatively limited. The main reason for this is the interferences that existing sites 
will cause to the proposed site. The search area for this site consisted of the commercial 
area along Mitchell Highway from Brisbane to Fitzroy Streets.  
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Figure 5. Existing telecommunications infrastructure located within the surrounding 
area. The subject search area is outlined in red.  

 
The search area outlined above consists predominantly of low density residential dwellings 
and commercial development to the north and south of Cobra Street and Elston Park. This 
designated search area and the site’s proposed location marginally north of this area was 
chosen for the following reasons:  

 

 There is minimal interference with existing telecommunications infrastructure;  

 A sufficient buffer between the development and nearby residential development is 
achieved; and  

 The location meets the radio frequency objectives of Telstra's network, providing the 
required coverage whilst relieving the demand on Telstra’s existing infrastructure.  

 
As such, it is considered that co-locating the proposed development with other 
telecommunications facilities within the locality would be impractical and would compromise 
the mobile phone service objectives for the area.  As such, it is considered that the location of 
the proposed development on the north-eastern corner of Elston Park is sufficient with no 
further action required.  
 
3) Health standards for exposure to radio emissions will be met 
 
In accordance with the above principle, an Electromagnetic Energy Report dated 29 
September 2016 has been provided. The recommendations of this report have been 
summarised by the applicant as follows:  
 

“The report, provided at Appendix B of this SEE, concludes that the maximum 
cumulative EME level at 1.5m above ground level is estimated to be 1.53 percent of the 
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ACMA mandated exposure limit. Due to the significant difference in elevation position 
of the antennas and the surrounding area, the estimated maximum exposure levels at 
ground level at surrounding locations is expected to be less than 1.53% (please refer to 
Appendix B). The EME predictions in the Environmental EME Report provided are based 
on the facility operating at maximum power, these facilities are designed to be low 
powered and rarely operate at maximum power. This involves:  
 
• Base station transmitters operating at maximum power (no automatic  
 Power reduction);  
• An unobstructed line of sight view to the antennas; and  
• Simultaneous telephone calls on all channels.  
 
Further to the above, emission levels produced by 3G and 4G transmitters such as that 
proposed by this proposal are considered to be lower than other common types of 
transmitters.”  

 
Based on the information provided it is considered that there will be no adverse health 
impacts on nearby residents or those utilising Elston Park. As such, no further action is 
required.  
 
4) Minimise disturbance and risk, and maximise compliance 
 
The location of the proposed development will have no direct impact on the operations of 
the Dubbo City Regional Airport. The proposed development will be located wholly within the 
subject allotment and is not anticipated to have any adverse impact on neighbouring 
properties or native flora or fauna. 
 
In relation to ‘built form’, a Construction Certificate and therefore Occupation Certificate will 
be required. Noting such, the following notation has been included in Appendix 1 to this 
report advising the applicant of the information required with the Construction Certificate:  
 

“If Council is engaged to act as the Certifying Authority, the following shall be 
submitted as a minimum in conjunction with any application for a Construction 
Certificate: 
 

 All structural details including framework, footing steel reinforcing, soil test and 
relevant engineering specifications/certification.” 

 
In summary, it is considered that the proposed development has taken into consideration, 
where relevant, the above principles in accordance with the Telecommunication Facilities 
Guideline including Broadband, dated July 2010. Accordingly, no further action is required 
other than the implementation of conditions and notations as included in Appendix 1. 
 
Note: While a number of other SEPPs apply to the land, none are specifically applicable to this 
development.  
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Dubbo Local Environmental Plan 2011 
 
The following clauses of Dubbo Local Environmental Plan 2011 have been assessed as being 
relevant and matters for consideration in assessment of the Development Application.   
 
Clause 1.2  Aims of Plan 
 
The proposed development is not contrary to the relevant Aims of Plan. 
 
Clause 1.4  Definitions 
 
The proposed development is defined as a telecommunications facility. Under the Dubbo LEP 
2011, a telecommunications facility is defined as:  
 

“(a) any part of the infrastructure of a telecommunications network, or 
(b) any line, cable, optical fibre, fibre access node, interconnect point equipment, 

apparatus, tower, mast, antenna, dish, tunnel, duct, hole, pit, pole or other 
structure in connection with a telecommunications network, or 

(c) any other thing used in or in connection with a telecommunications network.”  
 
Clause 2.2  Zoning of land to which Plan applies 
 
The subject allotment is dual zoned, located within the RE1 Public Recreation and RE2 Private 
Recreation zones. The northern portion of the allotment which corresponds to the existing 
tennis club is zoned RE2 Private Recreation with the remainder of the allotment zoned RE1 
Public Recreation.  
 
The proposed development is located within the RE1 zone, within which the proposed 
development is permissible with Council consent.  
 
Clause 2.3  Zone objectives and Land Use Table 
 
Although not contrary to, none of the zone objectives are specifically applicable to this 
application.  
 
Clause 5.10  Heritage conservation (schedule 5) 
 
The subject property itself is not a heritage item however it is located within the vicinity of a 
number of heritage items located along the western side of Gipps Street and the southern 
side of Cobra Street. Such heritage items are outlined as follows:  
 

 Edwardian brick residence, 117 Cobra Street (Item No. I77) locally significant;  

 Edwardian House, 121 Cobra Street (Item No. I78) locally significant;  

 Town House, 131 Gipps Street (Item No. I128) locally significant;   

 Three Residences, 125 Gipps Street (Item No. I127) locally significant;  

 Brick Cottage, 123 Gipps Street (Item No. I126) locally significant;  
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 Dwelling House,  119 Gipps Street (Item No. I125) locally significant; and 

 Federation House, 105 Bultje Street (Item I54) locally significant.    
 
Although the proposed development will be visible from the above heritage items, it is 
considered that it will have no adverse impact on the heritage significance of any nearby 
heritage item. Due to the negligible level of impact, it is considered that a Heritage 
Management Document is not required. 
 
Clause 5.14  Siding Spring Observatory – maintaining dark sky  
 
The proposed development will not affect observing conditions at the Siding Spring 
Observatory, having regard to: 
 

 2(a) the amount of light to be emitted; 

 2(b) the cumulative impact of the light emissions with regard to the critical level; 

 2(c) outside light fittings; 

 2(d) measures taken to minimise dust associated with the development; and 

 2(e) the Dark Sky Planning Guidelines.   
 
Additionally, as per subclause (7), the proposed development is not considered to result in 
the emission of light of 1,000,000 lumens or more.  
 
Clause 7.1  Flood planning  
 
The provisions of Clause 7.1 and Council’s Flood-Prone Land Policy are not applicable as the 
proposed development is not identified within the Flood Planning Area on the Dubbo LEP 
2011 Flood Planning Map.  
 
Clause 7.3  Earthworks 
 
The proposed development will require earthworks to be undertaken upon the site. Erosion 
and sediment control measures are required before any earthworks commence and a 
condition to this effect has been included in the proposed conditions of consent attached in 
Appendix 1.  
 
Clause 7.5  Groundwater vulnerability 
 
The land is included on the Natural Resource – Groundwater Vulnerability Map with 
moderately high groundwater vulnerability. The proposed development is not likely to cause 
groundwater contamination nor is it likely to have an effect on any groundwater-dependent 
ecosystems. The development is also not considered likely to have a cumulative impact on 
groundwater. 
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Clause 7.7 Airspace operations  
 
The site is located within the Obstacle Limitation Surface map for Dubbo City Airport. The 
relevant level on the OLS map is 350 m AHD to the site which has a general ground level of 
269 m AHD. At a height of 31.3 m the proposed development does not infringe on the OLS. 
 
(ii) Draft environmental planning instrument 
 
No draft Environmental Planning Instruments apply to the land to which the development 
relates. 
 
(iii) Dubbo Development Control Plan 2013  
 
An assessment is not required to be made of the relevant chapters and sections of the DCP. 
The proposal is required instead to be assessed under the State Environmental Planning 
Policy (Infrastructure), 2007. 
 
v) Regulations 
 
No matters prescribed by the Regulations impact the determination of the Development 
Application. 
 
5. LIKELY IMPACTS OF THE DEVELOPMENT  
 
(a) Natural and Built Environment 
 
It is considered that the proposed development will not have any significant adverse impacts 
on the natural and built environments. Established trees to the immediate east and south of 
the proposed development are not required to be removed as part of this application.  
 
(b) Social/economic 
 
It is considered that improved mobile phone coverage within the locality will benefit nearby 
residents and those utilising the public park, both socially and economically.  
 
6.  SUITABILITY OF THE SITE  
 
(a)  Context, Setting and Public Domain  
 
(i) Will the development have an adverse effect on the landscape/scenic quality, 

views/vistas, access to sunlight in the locality or on adjacent properties? 
 
The proposed development will not have any unreasonable adverse effect on the 
landscape/scenic quality, views/vistas or access to sunlight on adjacent properties. 
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(ii) Is the external appearance of the development appropriate having regard to character, 
location, siting, bulk, scale, shape, size, height, density, design and/or external 
appearance of development in the locality? 

 
As discussed previously it is considered that the external appearance of the proposed 
development is appropriate in the context of the locality.  
 
(iii) Is the size and shape of the land to which the Development Application relates suitable 

for the siting of any proposed building or works? 
 
It is considered that the size and shape of the land is suitable for the proposed development, 
noting that a sufficient buffer is achieved to nearby residential development.  
 
(iv) Will the development proposal have an adverse impact on the existing or likely future 

amenity of the locality? 
 
The proposed development will not have any detrimental impact on the existing or likely 
future amenity of the locality. 
 
(v) Will the development have an adverse effect on the public domain? 
 
The proposed development will not have any detrimental impact on the public domain. 
 
(b) Landscaping 

 
(i) Has adequate provision been made for landscaping of the subject land?   

 
As discussed above, a condition has been included in Appendix 1 requiring the provision of 
additional landscaping to ensure adequate screening.   
 
(c) Environmental considerations 
 
(i) Is the development likely to adversely impact/harm the environment in terms of air 

quality, water resources and water cycle, acidity, salinity soils management or 
microclimatic conditions? 

 
It is considered that the development will not have an adverse effect on the local 
environment. 
 
(ii) Is the development likely to cause noise pollution?   
 
Some noise may be generated during the construction of the development. An appropriate 
condition in relation to construction hours has been included in Appendix 1.  
 
Upon operation of the development, it is considered that the noise generated will be 
minimal. No condition in relation to operational noise is therefore recommended.  
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(d)  Access, transport and traffic  
 

(i) Has adequate provision been made for vehicle entry/exit, loading/unloading, internal 
manoeuvring and parking of vehicles within the development? 

  
Vehicle access to the proposed telecommunications facility is available via an existing 
crossover off Bultje Street. This crossover is located on the western side of the existing tennis 
courts which will be utilised for construction and maintenance purposes only. The following 
condition has been included in Appendix 1 to prevent any damage to Council’s infrastructure 
during construction and maintenance work.  
 

 “Prior to any construction or maintenance works being undertaken consultation shall 
be undertaken with Council’s Parks and Landcare Division to determine the most 
appropriate access route.   

 
Any damage incurred to Council’s infrastructure during construction/maintenance 
shall be repaired/restored at the full cost of the developer in accordance with 
Council’s requirements.”  

 
 7.  SUBMISSIONS  

 
The development proposal was placed on public exhibition for 14 days during which time 
Council received two (2) submissions.  
 
The submissions were received from the neighbouring property owners in Bultje Street to the 
north-west and Fitzroy Street to the east of the proposed development.  
 
The concerns raised in the submissions were as follows:  
 

 The visual impact of the development at its proposed location 
 
Comment:  
Although the proposed development will be visible to varying degrees from nearby 
residences it is considered that its location within Elston Park will help minimise any adverse 
visual impacts. Such impacts are alleviated through existing landscaping, resulting in a buffer 
from the development to nearby residences. As such it is considered that the proposed 
development has been situated in a location which minimises any adverse visual impacts, 
with no further action required.  
 

 The safety of the proposed development 
 
Comment:  
As per the Electromagnetic Energy Report dated 29 September 2016, the maximum 
cumulative electromagnetic energy emitted from the development will be 1.53% of the 
Australia Communications and Media Authority mandated exposure limit.  
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As such, it is considered that there will be no adverse health impacts on any resident or those 
utilising Elston Park. 
 

 The proposed development should be situated at an alternative site such as the Dubbo 
Showground.  

 
Comment:  
Relocating the proposed development to an alternative location such as the Dubbo 
Showground was discussed with the applicant with the following comments provided in 
correspondence dated 27 April 2017:  
 

“Regarding your question yesterday about potential siting of the telecommunications 
in the showgrounds, the search area was identified by radio engineers based on a gap 
in the coverage between the existing Telstra sites at: 

 
- 3-5 White Street, Dubbo (40m concrete pole adjacent to rail yards) 
- 32 Church Street (rooftop facility) 
- Dubbo Exchange (rooftop facility) 
- 21 Hawthorn Street (40m concrete pole adjacent to Hawthorn Street) 

 
The location from which a facility could be sited to fill the coverage gap between these 
existing facility was centred on Cobra Street between Fitzroy Street and Darling Street.  

 
Whilst we appreciate that a facility within the showgrounds may be visually less 
obtrusive, a site here would be too far north of the target area on Cobra Street, and too 
close to the existing site at White Street in particular, to provide the required level of 
coverage.”   

 
Noting the comments above it is considered that relocating the development to an 
alternative site such as the Dubbo Showground would compromise the mobile service 
objectives for the area. As such, it is considered that the location of the proposed 
development on the north-eastern corner of Elston Park is appropriate.  
 
8. PUBLIC INTEREST  
 
There are no matters other than those discussed in the assessment of the Development 
Application above that would be considered to be contrary to the public interest. 
 

 9. SECTION 94/SECTION 64 CONTRIBUTIONS 
 

The proposed development will not generate any additional traffic nor place any further 
demand on Council’s water, sewer or stormwater infrastructure. It is therefore considered no 
Section 94/64 contributions are required to be levied against the proposed development. 
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10. INTERNAL REFERRALS 

 
Building Assessment 
 
Council’s Senior Building and Development Officer in his report dated 19 April 2017 has raised 
no major concerns which would prohibit development consent from being granted subject to 
the recommended conditions and notations which have been included in Appendix 1.  
 
Parks and Landcare Services 
 
Council’s Manager Horticultural Services in his correspondence dated 1 May 2017 has raised 
no major concerns which would prohibit development consent from being granted subject to 
the recommended conditions and notations which have been included in Appendix 1.  
 
SUMMARY 
 
Council is in receipt of a development application for a Telecommunications Facility (mobile 
base station) at Lot 1 DP 1213064, Reserve 1000457, Cobra Street, Dubbo. The proposed 
development is not considered likely to have any significant negative impacts upon the 
environment or the amenity of the locality.  
 
Two (2) submissions were received during the exhibition period which are addressed in the 
report. It is considered the assessment has adequately addressed the areas of concern raised 
in the submissions to ensure the impact on neighbouring property and the wider locality is 
minimised.  
 
The development is consistent with the objectives of the applicable EPIs, DCPs and Council 
policies and is therefore recommended for approval subject to the conditions of consent 
provided in Appendix 1.  
  
 
 

Appendices: 
1⇩ Conditions of consent   
2⇩ Development plans   
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CONDITIONS 
 
(1) The development shall be undertaken generally in accordance with the Statement of 

Environmental Effects and stamped approved plans detailed as follows except where 
modified by any of the following conditions: 

 
Title/Plan: Mobile Network Site 301024 Dubbo Park - Site Layout and Access   
Drawn by: MA 
Sheet No: S1  
Dated: 09.01.17 
Issue: 1 
 
Title/Plan: Mobile Network Site Dubbo South - Site Detail Plan  
Drawn by: CW 
Drawing No: SG16011   
Dated: 14.12.16 
Issue: 3 

 
Title/Plan: Mobile Network Site 301024 Dubbo Park - Antenna Layout   
Drawn by: MA 
Sheet No: S1-1  
Dated: 09.01.17 
Issue: 1 

 
Title/Plan: Mobile Network Site 301024 Dubbo Park - South Elevation  
Drawn by: MA 
Sheet No: S3  
Dated: 09.01.17 
Issue: 1  
{Reason: To ensure that the development is undertaken in accordance with that assessed} 

 
(2) The telecommunications facility shall not be utilised until the Principal Certifying 

Authority (PCA) has first issued an Occupation Certificate. 
{Reason: Statutory requirement to ensure the building is fit for occupation} 

 
(3) All building work must be carried out in accordance with the provisions of the Building 

Code of Australia. 
{Reason: Prescribed statutory condition under EP&A Act} 

 

(4) In the event of any Aboriginal archaeological material being discovered during 
earthmoving/construction works, all work in that area shall cease immediately and the 
Office of Environment and Heritage (OEH) notified of the discovery as soon as 
practicable. Work shall only recommence upon the authorisation of the OEH.  
{Reason: Council and statutory requirement to protect Aboriginal heritage} 
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(5) Should any contaminated, scheduled, hazardous or asbestos material be discovered 
before or during demolition works, the applicant and contractor shall ensure the 
appropriate regulatory authority (eg Office of Environment and Heritage (OEH), 
WorkCover Authority, Council, Fire and Rescue NSW etc) is notified, and that such 
material is contained, encapsulated, sealed, handled or otherwise disposed of to the 
requirements of such Authority.  

 
Note: Such materials cannot be disposed of to landfill unless the facility is specifically 
licensed by the EPA to receive that type of waste. 
{Reason: Council requirement to prevent the contamination of the environment} 

 
(6) Waste construction materials, including soil arising from the development, must be 

disposed of at an appropriately licensed waste facility. 
{Reason: To ensure environmentally safe disposal} 

 
(7) Construction work shall only be carried out within the following times: 
 

Monday to Friday: 7 am to 6 pm 
Saturday: 8 am to 1 pm 
Sunday and public holidays: No construction work permitted 
{Reason: Council requirement to reduce likelihood of noise nuisance} 

 

(8) Prior to issue of the Construction Certificate, an Erosion and Sedimentation Control 
Plan is required to be submitted to and approved by Council. This approved Plan shall 
be implemented onsite prior to any site disturbance works being commenced and 
shall remain, in a maintained condition, until all site works have been completed. 
{Reason: Implementation of Council policy to reduce sediment pollution} 

 

(9) The proposed telecommunications facility shall not be accessible to the general public.  
{Reason: To provide adequate safety to the public} 

 

(10) Prior to issue of the Construction Certificate, a detailed Landscaping Plan shall be 
submitted to and approved by Council. This Landscaping Plan shall be developed in 
conjunction with Council’s Parks and Landcare Services Division and shall include 
details such as a planting schedule and irrigation design.  

 
Following this approval all such landscaping shall be established prior to the release of 
the Occupation Certificate. 
{Reason: To provide additional screening and improve the aesthetic quality of the development} 

 

(11) Prior to any construction or maintenance works being undertaken consultation shall 
be undertaken with Council’s Parks and Landcare Services Division to determine the 
most appropriate access route.   

 
Any damage incurred to Council’s infrastructure during construction/maintenance 
shall be repaired/restored at the full cost of the developer in accordance with 
Council’s requirements.  
{Reason: To ensure the protection of Council’s infrastructure} 
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NOTES 
 
(1) If Council is engaged to act as the Certifying Authority, the following shall be 

submitted as a minimum in conjunction with any application for a Construction 
Certificate: 

 

 All structural details including framework, footing steel reinforcing, soil test and 
relevant engineering specifications/certification. 

 
(2) A separate application is required to be submitted to either Council or an accredited 

certifier to obtain a Construction Certificate to permit the erection of the proposed 
buildings. 

 
(3) Offensive noise as defined under the Protection of the Environment Operations Act, 

1997 shall not be emitted from the proposed development. 
 
 Air impurities as defined under the Protection of the Environment Operations Act, 

1997 shall not be released or emitted into the atmosphere in a manner which is 
prejudicial to the health and safety of occupants, the surrounding inhabitants or the 
environment. 

 
(4) The development shall be carried out in accordance with Essential Energy’s 

correspondence dated 1 May 2017 (copy attached). 
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REPORT: Release of Easement for Water 
Supply - Lots 31 and 32 DP 636021, 11R 
Dunedoo Road and 9 Bushland Drive, 
Dubbo 

AUTHOR: Planner 
REPORT DATE: 9 May 2017 
TRIM REFERENCE: ID17/747         

 
EXECUTIVE SUMMARY 
 
Council has received Subdivision Certificate SC2012-365 relating to Development Application 
D2012-365 for the subdivision of Lot 22 DP 573562, 7 Bushland Drive Dubbo into two (2) lots. 
 
The subdivision requires the release of an existing Easement for Water Supply created under 
DP 636021 burdening adjoining Lot 32 DP 545919 and benefitting adjoining Lot 31 DP 
545919. This easement does not benefit Lot 22 DP 573562, however, the redundant 
easement will be replaced by another Easement for Water Supply on Lot 31 that follows a 
water main as constructed and extended to service approved Lot 222. 
 
As the existing easement benefits Council, the Council seal is required to be affixed to the 
Section 88B Instrument submitted with Subdivision Certificate SC2012-365. In this regard it is 
noted that the Instrument has been signed by the owners of Lot 31 DP 54519 to facilitate the 
creation of the easement and the subdivision. 
 
As the existing easement will be replaced and the adjoining owner’s consent has been 
provided, it is recommended that Council resolve to release the easement and affix the 
Council seal to the Section 88B as required.    
 
ORGANISATIONAL VALUES 
 
Customer Focused: The release of the easement is required to facilitate the release of the 
Subdivision Certificate for the approved lots.  
Integrity: The easement for water supply benefits Council. As such, the release of the 
easement has been forwarded to Council to affix the Council seal in accordance with the 
Local Government Act, 1993. 
One Team: Subdivision Certificate SC2012-365 has been assessed by staff across the 
organisation to ensure that all necessary matters have been considered and addressed. 
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report. 
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POLICY IMPLICATIONS 
 
There are no policy implications arising from this report. 
 
RECOMMENDATION 
 
1. That Council release the existing Easement for Water Supply on DP 636021 and create 

replacement Easement for Water Supply as detailed in the subdivision plan, 
administration documents and Section 88B Instrument submitted with Subdivision 
Certificate SC2012-365. 

2. That any necessary documents be executed under the common seal of the Council. 
 
 
 

Alex Noad 
Planner  
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BACKGROUND 
 
Council has received Subdivision Certificate Application SC2012-365 relating to a two lot 
subdivision of Lot 22 DP 573562, 7 Bushland Drive Dubbo.  
 
The application, submitted by Geolyse Pty Ltd, requires the release of an Easement for Water 
Supply created under DP 636021. The Easement for Water Supply burdens adjoining Lot 32 in 
DP 545919 and benefits Dubbo Regional Council.  
 
A replacement Easement for Water Supply will be created under the proposed subdivision 
plans which follows Council’s water main as constructed on Lot 31. The water main and 
replacement Easement for Water Supply services approved Lot 222 as shown on the 
subdivision plan. 
 
REPORT 
 
The two lot subdivision was approved by Council under D2012-365 and modified by Council 
under D2012-365 Part 2 as shown in the plans submitted with the Subdivision Certificate 
Application SC2012-365 (Figure 1). 
 
 

 
 
Figure 1. Subdivision plan submitted with Subdivision Certificate application SC2012-365 relating to a two lot 
subdivision of Lot 22 DP 573562, 7 Bushland Drive, Dubbo 
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The subdivision was approved on the basis that proposed Lot 222 would be serviced by 
Council’s reticulated water infrastructure. The subject easement for water supply (to be 
released) was included in DP 636021 (registered on 21 February 1984), inside adjoining Lot 
31’s western boundary, to facilitate such an outcome. However, Council constructed the 
reticulated water supply infrastructure along the eastern boundary of Lot 31. The existing 
easement to be released is shown in Figure 2. 
 

 
Figure 2. DP 636021 showing Easement for Water Supply (3) wide to be released by Council seal. 

 
To complete the subdivision and service proposed Lot 222, the submitted subdivision plan 
shows that an alternative Easement for Water Supply burdening adjoining Lot 31 which will 
be created over Council’s reticulated water infrastructure as constructed. The water supply 
has now been connected to the north eastern corner of Lot 22 DP 573562 to facilitate the 
creation of approved Lot 222. 
 
The submitted subdivision plans are supported by Administration Sheets and Section 88B 
Instruments signed by the owners of the adjoining properties (Mr P and Mrs J McInnes) 
granting consent to the release and creation of these water supply easements which benefit 
Council. 
 
Given that the existing Easement for Water Supply benefits Council, the Council seal is 
required to be executed on the associated documents for the release of the easement. 
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SUMMARY 
 
Council has received Subdivision Certificate SC2012-365 relating to Development Application 
D2012-365 for the subdivision of Lot 22 DP 573562, 7 Bushland Drive Dubbo into two (2) lots. 
 
The subdivision requires the release of an existing Easement for Water Supply created under 
DP 636021 benefitting adjoining Lot 31 DP 545919. The redundant easement will be replaced 
by another Easement for Water Supply on Lot 31 that follows a water main as constructed 
and extended to service approved Lot 222. 
 
As the existing easement will be replaced and the adjoining owner’s consent has been 
provided, it is recommended that Council resolve to release the easement and affix the 
Council seal to the conveyancing documents, as required.    
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REPORT: Development Application 
D2016-403 - Educational Establishment 
(School - Alterations and Additions) for 
Lot 1 DP 348033 and Lot 1 DP 433302, 70 
North Street, Dubbo (West Dubbo Public 
School) 

AUTHOR: Planner 
REPORT DATE: 9 May 2017 
TRIM REFERENCE: ID17/767         

 
 EXECUTIVE SUMMARY 
 
Council has received a Crown Development Application (D2016-403) for an Educational 
Establishment (School – Alterations and Additions) on Lot 1 DP 348033 and Lot 1 DP 433302, 
70 North Street Dubbo, for the redevelopment of West Dubbo Public School.  
 
The redevelopment includes the construction of a new preschool and grounds at the front of 
the school, and the expansion of Homebase ‘Building C’ with additional classrooms and 
facilities in the centre of the school. The development will increase the capacity of the school 
to 325 students (47.6% increase) and 40 staff (50% increase) and greatly increase the 
services that the school provides.  
 
Overall, the redevelopment satisfies relevant considerations of the Environmental Planning 
and Assessment Act, 1979, State Environmental Planning policies and Council policies. 
However, the proposal does not include the provision of additional off-street car parking as is 
typically proposed for traffic-generating development and required by Council’s Dubbo 
Development Control Plan 2013 (DCP).  
 
To address this matter, the applicant has provided a Traffic Impact Study in support of the 
redevelopment. The Study concludes that the development will have negligible impact on 
the operation of the adjacent intersections and surrounding road network generally. This 
conclusion is agreed with by the Roads and Maritime Services and Council’s Traffic Engineer, 
subject to a satisfactory on-street car parking plan being submitted to Council for final 
approval. 
 
Due to the significance of the redevelopment and the technical non-compliance with the off-
street parking requirement of the DCP and the ongoing community concerns with onsite car 
parking availability associated with a number of schools in the City, the Development 
Application has been forwarded to Council for determination with a recommendation for 
approval subject to the draft conditions included in Appendix 1. 
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As a Crown Development Application it should be noted that the applicant must agree to the 
draft conditions. In this regard a resolution is recommended that following receipt of the 
Crown’s approval of the draft conditions, the General Manager be delegated to amend the 
conditions as required by the applicant and to release the Notice of Determination. 
 
Further, Council cannot refuse a Development Application made by the Crown except with 
the approval of the Minister pursuant to section 89(1)(a) of the Environmental Planning and 
Assessment Act, 1979. 
 
ORGANISATIONAL VALUES 
 
Customer Focused: The Development Application has been lodged by the Crown for the 
redevelopment of West Dubbo Public School. The redevelopment will accommodate 
substantially more school children on the site with enhanced facilities and direct benefits for 
the west Dubbo community. 
Integrity: The Development Application has been assessed in accordance with the 
requirements of the Environmental Planning and Assessment Act, 1979, relevant 
Environmental Planning Instruments and Council policies. 
One Team: The Development Application D2016-403 has been assessed by staff across the 
organisation to ensure that all necessary matters have been considered and addressed. 
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report. 
 
POLICY IMPLICATIONS 
 
There are no policy implications arising from this report. 
 
 

RECOMMENDATION 
 
1. That Development Application D2016-403 for an Educational Establishment (School – 

Alterations and Additions) on Lot 1 DP 348033 and Lot 1 DP 433302, 70 North Street 
Dubbo, for the redevelopment of West Dubbo Public School be approved subject to 
the draft conditions included in Appendix 1 of the report of the Planner dated 9 May 
2017. 

2. That following receipt of Crown Concurrence of the draft conditions, the General 
Manager be delegated authority to amend the conditions of consent if/as required 
and to issue the Notice of Determination. 

 
 

Alex Noad 
Planner  
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BACKGROUND 
 
Council has received a Crown Development Application (D2016-403) for an Educational 
Establishment (School – Alterations and Additions) on Lot 1 DP 348033 and Lot 1 DP 433302, 
70 North Street Dubbo, for the redevelopment of West Dubbo Public School.  
 
The Development Application was lodged with Council on 30 August 2016 by the NSW 
Department of Finance (Public Works) on behalf of the NSW Department of Education and 
will increase the capacity of the school to 325 students (47.6% increase) and 40 staff (50% 
increase). This will greatly increase the school’s educational services, however no additional 
off-street car parking is proposed to be provided with the application noting that it is not the 
policy of the NSW Department of Education to provide off-street car parking.  
 
Given that substantial traffic would be generated by the development, the application was 
referred to Roads and Maritime Services (RMS) for comment as ‘Traffic Generating 
Development’ in accordance with State Environmental Planning Policy SEPP Infrastructure 
2007. In response to the referral, RMS requested a revised Traffic Impact Study (TIS) which 
included consideration of additional intersections surrounding the school and connecting to 
Whylandra Street (Newell Highway). The revised Traffic Impact Study was received by Council 
on 22 March 2017 and final comments were received from the RMS on 3 April 2017.  
 
Council staff have reviewed the Development Application, revised TIS and final comments 
from the RMS and considered that the proposal now satisfies relevant planning 
considerations as outlined in the report below with the exception of the provision of onsite 
car parking. 
 
REPORT 
 
1. DEVELOPMENT DETAIL 
 
The Development Application seeks approval for the intensification of an Education 
Establishment (School – Alterations and Additions) at Lot 1 DP 348033 and Lot 1 DP 433302, 
70 North Street Dubbo and known as Dubbo West Primary School. Plans of the proposed 
development are included in Appendix 2. 
 
The intensification involves the following: 
 

 New preschool building of 300 m²: 

o Located in northern area of school grounds where it will reduce the existing 
landscaped area; 

o Single storey, skillion roof construction, with contemporary design and external 
cladding; 

o Floor plan - playroom, toilets, storage, kitchen, office and meeting rooms; 

o Pre-school lawn, platform, and sandpit to west of preschool building; and 

o The building will cater for 20 students and two (2) staff members. 
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 Homebase ‘Building C’ Extension Building of 470 m²: 
o Double storey, skillion roof construction with contemporary design and external 

cladding, 

o Ground Floor Plan – addition of single storey classroom to the east of existing 
building, new lift, accessible ramp access, ground floor walkway, covered 
assembly area beneath first floor extension, 

o First Floor Plan – addition of three (3) classrooms and central learning common 
area. 

o The extended building will cater for an additional 135 Kindergarten to Year 2 
students and 18 staff members. 

 

 Landscape upgrade: 
o New preschool lawn and decked area (to the west of preschool) fronting East 

Street including replacement security fencing; 
o New entry landscaped area including signage brick wall; and, 

o Central passive outdoor learning space and library lawn. 
 

The development will increase the number of students and staff on site by 155 students and 
20 staff. This will increase the overall size of the school to 325 Students (47.6% increase) and 
40 Staff (50% increase).  
 
The development application does not propose the construction of any additional off-street 
parking. Instead, the application proposes alterations to the surrounding street network to 
incorporate additional on-street car parking and modified bus parking areas. The on-street 
car parking plan is supported by a Traffic Impact Statement (TIS) prepared by Complete Urban 
dated 22 March 2017. 
 
2. SITE CHARACTERISTICS 
 
Slope 
 
The site slopes gently from south to north. 
 
Vegetation  
 
The site is an existing school which contains a mixture of sport fields and landscaped areas 
with numerous trees and bushes for shade and landscaping. 
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Figure 1. Existing locality map of 70 North Street – West Dubbo Public School 

 

 
Figure 2. Proposed development sites within 70 North Street – West Dubbo Public School 
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Access 
 
The site is a corner lot which has long frontages to East Street and North Street. 
 
Drainage 
 
The site drains north and west into East Street and North Street. 
 
Services 
 
The site has access to reticulated services as follows: 
 

 Reticulated water is available along East Street. 

 Reticulated sewer is available along East Street and inside the southern boundary of the 
site. 

 Reticulated stormwater is available along North Street. 

 Reticulated electricity is available along East Street. 
 
Adjoining uses 
 
The following uses adjoin the site: 
 
North: Residential development and educational establishment (St Pius Primary School) 
East: McDonalds, Akuna Motor Inn fronting Newell Highway and residential 

development in East Street 
South: Residential development 
West: Residential development 
 
3. SITE HISTORY 
 
An investigation of the site revealed the following files: 
 

 CD2010/34 – New Libraries (x2) and New Special Programs Buildings (x 2) 

 D1996/142 – Erection of Freestanding Awning/Covered Area 
 
There are no issues from previous development approvals which require further 
consideration. 
 
4. LEGISLATIVE REQUIREMENTS S79C(1) 

 
Environmental Planning and Assessment Act 1979 

 
(a) (i) Environmental Planning Instruments 
 

State Environmental Planning Policies (SEPPs) 
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SEPP Infrastructure 2007 
 
Part 3 Development Requirements 
 
Division 3 Educational Establishments 
The Development Application is for an intensification of an educational establishment and is 
proposed by a public authority (NSW Department of Finance). Provisions exist under Division 
3 for public authorities to undertake the proposal as Complying Development under Clause 
31A. Notwithstanding, the applicant is seeking development consent from Council for the 
development. 
 
Division 5 Electricity Transmission or Distribution 
The development has the potential to impact overhead and underground powerlines that 
exist in the vicinity. The application was referred to Essential Energy as required under Clause 
45. Essential Energy have issued a letter dated 13 September 2016 which raises no objections 
to the development subject to standard conditions being included on the consent. A notation 
requiring compliance with Essential Energy’s letter is recommended on the consent and 
included in Appendix 1. 
 
Division 17 Roads and Traffic 
The development will increase the number of students and staff on site by 155 students and 
20 staff. This will increase the overall size of the school to 325 Students (47.6% increase) and 
40 Staff (50% increase). Under Clause 104 Traffic Generating Development, intensifications to 
educational establishments which facilitate greater than 50 students on a site with vehicle 
access to any road must be referred to the RMS for comment.  
 
Following the receipt of the revised Traffic Impact Study (TIS) from the applicant dated 22 
March 2017, the RMS has provided correspondence to Council dated 29 March 2017 
(included in Appendix 2) commenting: 
 

 The proposed North Street bus zone may not be adequate for the number of buses; 

 The proposed North Street bus zone conflicts with a vehicle access point to the school; 

 Additional nose-in parking spaces in East Street is supported; 

 Three (3) additional nose-in parking spaces are required in accordance with RMS 
Specification; 

 Additional disabled accessible car parking spaces required; and, 

 RMS maintains that providing on-street car parking would provide a higher level of road 
safety in the vicinity. 

 
The Traffic Impact Study was revised by the applicant at the request of RMS to consider the 
impacts of the development on Whylandra Street/Gloucester Avenue Intersection, 
Whylandra Street/East Street Intersection, and North Street/East Street Intersections. It 
establishes that the surrounding street network has the capacity to accommodate the 
additional vehicle traffic from the development and makes the conclusion: 
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“It is considered that the proposed development will have a negligible impact on the 
operation of the adjacent intersections and surrounding road network generally. The 
intersections remain within the acceptable range of operation with good performance 
resulting, largely due to the comparatively low levels of traffic in the area.”  

 
The RMS correspondence does not dispute this conclusion about the surrounding road 
networks capacity to accommodate traffic generated from the development. Rather, it is 
concerned with the detailed design of the associated on-street car parking plan. As this is the 
case it is considered that final approval of the on-street car parking plan could be determined 
by Council’s Traffic Engineer in conjunction with Council’s Local Traffic Committee. 
 
In this regard Council’s Traffic Engineer has reviewed the TIS, on-street car parking plan and 
correspondence from the RMS. Taking the RMS correspondence into account, the Traffic 
Engineer has recommended a condition be included on the consent requiring the submission 
of a revised Traffic and Parking Management Plan inclusive of a number of specific traffic 
facilities which will address traffic safety as intended by the RMS. The condition is included in 
Appendix 1. 
  
Note: While a number of other SEPPs apply to the land, none are specifically applicable to this 
development.  
 
Dubbo Local Environmental Plan 2011 
 
The following clauses of Dubbo Local Environmental Plan 2011 have been assessed as being 
relevant and matters for consideration in assessment of the Development Application.   
 
Clause 1.2 Aims of Plan 
 
The development is consistent with the aims of the plan. 
 
Clause 1.4 Definitions 
 
The development is defined as follows: 
 

“Educational establishment means a building or place used for education (including 
teaching), being: (a) a school” 
 

Clause 1.9A Suspension of covenants, agreements and instruments 
 
An investigation of the legal titles for the site revealed that no covenants or restrictions exist 
which would prevent the development in accordance with the provisions of the Dubbo LEP 
2011.  
 
Clause 2.2 Zoning of land to which Plan applies 
 
The site is zoned R2 Low Density Residential Development. 
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Clause 2.3 Zone objectives and Land Use Table 
 
The relevant objectives of the R2 Low Density Residential zone are as follows: 
 

 To enable other land uses that provide facilities or services to meet the day to day needs 
of residents. 

 To ensure development is consistent with the character of the immediate locality. 
 
The development is consistent with the relevant objectives of the zone. Educational 
establishments are permitted with consent in the zone. 
 
Clause 2.7  Demolition requires development consent 
 
The development includes demolition of some existing structures associated with Homebase 
‘Building C’ to facilitate its intensification. The subject application seeks approval for the 
necessary demolition work. Standard conditions regarding demolition and construction work 
are recommended for inclusion on the consent and included in Appendix 1. 
 
Clause 5.14 Siding Spring Observatory – maintaining dark sky  
 
The proposed development has been assessed as unlikely to adversely affect observing 
conditions at the Siding Spring Observatory, having regard to: 

 

 2(a) the amount of light to be emitted; 

 2(b) the cumulative impact of the light emissions with regard to the critical level; 

 2(c) outside light fittings; 

 2(d) measures taken to minimise dust associated with the development; and 

 2(e) the Dark Sky Planning Guidelines.   
 
Additionally, as per subclause (7) the development is not considered likely to result in the 
emission of light of 1,000,000 lumens or more. Notwithstanding, a condition requiring all 
outside light fittings to be shielded and directed downward such that no light spills off the site 
is recommended for inclusion on the consent and included in Appendix 1. 
 
Clause 7.5  Groundwater vulnerability 
 
The subject site is located in high vulnerability groundwater area. The development is not a 
contaminating activity and will have no impacts on the quality or quantity of groundwater in 
the vicinity.  
 
Clause 7.7 Airspace operations  
 
The site is located beneath the 325m Obstacle Limitation Surfaces (OLS) Contour. The ground 
level of the site is 283 m AHD, and the double storey extension to ‘Building C’ will be 8.75 m 
tall, having a finished height of 291.75m. Accordingly, the development will be 33.25 m clear 
of the OLS contour. 
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(a)(ii)  Draft environmental planning instrument 
 
No draft environmental planning instruments apply to the land to which the Development 
Application relates. 
 
(a)(iii) Dubbo Development Control Plan 2013  
 
An assessment is made of the proposed development against Chapter 2.2 Commercial 
Development and Subdivision as it is the most relevant chapter in DCP 2013. 
 
Chapter 2.2 Commercial Development 
 
Element 1: Setbacks 
The preschool will be located in the northern area of the site. It will have a 2.8 m front 
setback to East Street. Element 1 permits commercial developments to have nil setbacks in 
certain zones provided they respect and complement existing streetscape and the desired 
future character of the area. It is considered that the pre-school will have an acceptable 
impact on the streetscape due to its single storey design and because it will retain significant 
landscaping on site which will obscure the bulk of the building from the street.  
 
The preschool will be setback 21m from the nearest eastern (side) boundary. The extended 
Building C will be setback 7.3 from the nearest northern (side) boundary. These boundaries 
are shared with 30 East Street which contains a single dwelling and residential sheds. The 
setbacks ensure there is ample circulation and services space around the proposed buildings 
and that there will be no impacts on the adjoining properties as required.  
 
It is noted that 30 East Street will be utilised for construction access for Building C. The 
applicant has provided a lease agreement to Council signed by the owner of 30 East Street as 
evidence that they consent to the use of their land for such purposes. 
 
Element 2: Building Design 
The preschool and the extended building C have contemporary designs with significant 
articulation and architectural features. The building designs will have an acceptable impact on 
the East Street streetscape.  
 
The buildings will have no impact on solar access to adjoining properties. 
 
The preschool is oriented internally to the site and presents a ‘side’ elevation to East Street. 
The orientation does not provide direct surveillance of the street. However the front gates to 
the preschool are immediately adjacent to its entrance. As such the footpath will have 
continual surveillance from a regular stream of staff and parents attending the preschool. It is 
also noted that the preschool lawn is located directly to the west where staff on duty will be 
able to provide surveillance of the footpath incidentally. 
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Element 3: Landscaping 
The development will require the removal of some landscaping in the northern area of the 
school. However, sufficient landscaping and mature plantings will remain to soften the visual 
impact of the development. 
 
Element 4: Vehicle Access and Parking 
The development does not include off-street car parking as required by Element 4. The 
existing school does not have off-street car parking. This matter has been discussed in 
relation to SEPP (Infrastructure) 2007 above, and is further discussed in relation to Chapter 
3.5 Car Parking below. 
 
Element 5: Fencing and Security 
The development proposes 2.1 m high powder coated fencing around the perimeter of the 
pre-school building including along the East Street frontage. While this exceeds the height 
limitation of 1.8 m it is considered that the fencing will be acceptable due to the sensitive 
nature of the pre-school use and because it will not extend for the full length of the schools 
frontage. The existing 1.8 m high school fencing will remain for the rest of the schools 
frontage. 
 
Element 6: Design for Access & Mobility 
The development will be designed to be disabled accessible. The buildings include accessible 
ramps, lifts and toilets as required. In this regard it is noted that the development is a Crown 
development application, lodged by the NSW Department of Finance. As such it retains 
responsibility for the certification of the development against relevant Building Code of 
Australia (BCA) and Premises Standards requirements in relation to access for people with a 
disability.  
 
Element 7: Waste Management 
Use of the development will generate additional solid waste which can be disposed of using 
Council’s waste disposal services or a private waste contractor. 
 
The buildings will be connected to Council’s reticulated sewer system for disposal of sewage. 
 
Element 8: Soil, Water quality and Noise management 
The development will have no impact on soil or water quality in the vicinity. A standard 
condition regarding the implementation of a sediment control plan is recommended to be 
included on the consent and included in Appendix 1. 
 
All roof water will be directed to tanks and to Council’s reticulated stormwater system in East 
and North Streets.  
 
The development will have no impact on noise pollution in the area as the site is an existing 
school which operates during normal business hours. A standard condition regarding 
construction hours is recommended on the consent and included in Appendix 1. 
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Element 9: Advertising and Signage 
The development includes a signage brick wall 3.7m wide adjacent to the front gates to the 
preschool. The wall will include the backlit name of the school. It will be modest in relation to 
the size of the site and proposed developments and will be acceptable on the site.  
 
Conditions regarding maintenance of the sign are recommended and have been included in 
Appendix 1. 
 
Element 10: Services 
The development will be connected to all reticulated services as required. Standard 
conditions regarding service connections and pre-development stormwater flows are 
recommended on the consent and included in Appendix 1. 
 
Chapter 3.1 Access and Mobility 
The development application does not specify that it will be designed in accordance with 
Chapter 3.1 Group 2 Requirements specified for educational establishments. However, it is 
apparent that the development has been designed to be disabled accessible in accordance 
with relevant BCA requirements for people with a disability. The buildings include accessible 
doorways, internal circulation areas, ramps, lifts and toilets as required.  
 
In this regard it is noted that the development is a Crown Development Application and that 
the applicant retains the responsibility for the certification of the development against 
relevant Building Code of Australia (BCA) and Premises Standards requirements in relation to 
access for people with a disability.  
 
In relation to disabled accessible car parking, the on-street car parking plan will provide a 
total of four (4) disabled accessible car parking spaces, including the retention of the existing 
disabled accessible car parking space adjacent to the pre-school entrance. Given the line 
marking of 29 on-street car parking spaces, Chapter 3.1 Appendix 1 would require the 
provision of two (2) additional disabled accessible car parking spaces.  
 
A condition requiring the provision of the four (4) disabled accessible car parking spaces and 
any necessary upgrades to the East and North Street footpaths to provide continuous 
accessible paths of access to the school entrances is recommended on the consent and 
included in Appendix 1. 
 
Chapter 3.5 Car Parking 
Under Chapter 3.5 Car Parking, Infants and Primary Schools are required to be provided with 
car parking at one (1) space per 1.5 staff plus adequate student set down/pick up and bus 
turning areas. 
 
The existing school has 175 students and 20 staff. The preschool will accommodate 20 
students and two (2) staff. The extension to Building C will accommodate 135 students and 18 
staff. Accordingly, the development will facilitate an additional 155 students and 20 staff on 
site requiring 14 spaces (13.33) to be provided onsite and associated drop off/pick up/bus 
manoeuvring areas. 
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The off-street car parking and manoeuvring areas required under Chapter 3.5 are not 
proposed to be provided. The application has clarified that it is not the policy of the 
Department of Education to provide off-street car parking. Instead, an additional 29 on-street 
car parking and relocated bus bays are proposed to be line-marked along East Street and 
North Street in accordance with a plan submitted with the Traffic Impact Study.  
 
As previously discussed, the Traffic Impact Study was revised by the applicant at the request 
of RMS to consider the impacts of the surrounding intersections. It established that the 
surrounding street network has the capacity to accommodate the additional vehicle traffic 
from the development and makes the conclusion: 
 

“It is considered that the proposed development will have a negligible impact on the 
operation of the adjacent intersections and surrounding road network generally. The 
intersections remain within the acceptable range of operation with good performance 
resulting, largely due to the comparatively low levels of traffic in the area.”  

 
The RMS and Council’s Traffic Engineer do not dispute this conclusion.  
 
As previously mentioned however RMS have raised concerns in relation to the proposed on-
street parking plan. The plan and RMS concerns have been reviewed by Council’s Traffic 
Engineer and it is considered that improvements to the plan should be made to increase road 
safety associated with the development. A condition to this effect, detailing specific traffic 
facilities, is recommended on the consent and included in Appendix 1.   
 
In regard to the non-provision of off-street car parking it must be noted that the 
Development Application has been lodged by the Crown which has the power to reject any 
conditions of consent. Further, Council cannot refuse a Development Application made by the 
Crown except with the approval of the Minister pursuant to Section 89(1)(a) of the 
Environmental Planning and Assessment Act, 1979.                 
 
Council has consistently been informed by the applicant that it is not the policy of the NSW 
Department of Education to provide off-street car parking with its developments. Accordingly 
it is anticipated that any such condition would be rejected by the applicant.   
 

(b) Likely impacts of the development (including environmental, natural and built, and social and 
economic impacts in the locality) 
 
The development will have acceptable impacts on the natural and built environment and 
social and economic impacts in the locality. It is designed to a high standard, will retain 
sufficient landscaping, and will facilitate the expansion of education services in west Dubbo.   
 

(c) Suitability of the site 
 

 Will the development have an adverse effect on the landscape/scenic quality, 
views/vistas, access to sunlight in the locality or on adjacent properties? 
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The development will not affect the scenic qualities of the area. The extension to Building C 
will be acceptable due to its central location in the site. 

 

 Is the external appearance of the development appropriate having regard to character, 
location, siting, bulk, scale, shape, size, height, density, design and/or external 
appearance of development in the locality? 
 

The external appearance of the proposed buildings will contribute positively to the 
streetscape. They have been designed with articulation and numerous architectural features 
in mind.  
 

 Is the size and shape of the land to which the Development Application relates suitable 
for the siting of any proposed building or works? 
 

The size and shape of the land is suitable for the development. 
 

 Will the development proposal have an adverse impact on the existing or likely future 
amenity of the locality? 
 

The development will have a positive impact on the amenity of the locality. 
 

 Will the development have an adverse effect on the public domain? 
 
The development will have no impacts on the public domain. 
 
Landscaping 

 

 Has adequate provision been made for landscaping of the subject land?   
 

Adequate landscaping will be retained onsite to screen and soften the proposed 
development, particularly the preschool building at the front of the site. 

 

 Street trees (Street Tree Master Plan)  
 

No street trees are proposed or required for the development. 
 

Environmental considerations 
 

 Is the development likely to adversely impact/harm the environment in terms of air 
quality, water resources and water cycle, acidity, salinity soils management or 
microclimatic conditions? 
 

The development will have no impacts on environmental processes. 
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Pedestrian access  

 
The development will have no impact on the footpath and zebra crossing network in the area 
except for any upgrades required to facilitate disabled access from car parking to the school 
site.  
 
A condition requiring the lodgement of a Section 138 Road Opening Application is 
recommended on the consent and included in Appendix 1 to regulate any works within 
Council’s footpath. 

 
Utilities and waste considerations  

 

 Are utility services available and adequate for the development? 
 

Utility services are available and adequate for the development. 
 

 Does the development provide adequate sewer management facilities and controls? 
 
The development will be connected to Council’s reticulated sewer facilities as required. 
 
Other requirements  
 
The development has the potential to cause overlooking from the extended Homebase ‘Block 
C’ into the backyards of residences fronting East Street, particularly 30 East Street. To address 
this issue, the applicant has committed to providing ‘dotted’ graphic screening on the north-
eastern windows up to 1.5 m from the first floor level. This will sufficiently obscure any 
overlooking into the backyards from the classrooms. A condition to this effect is 
recommended on the consent and included in Appendix 1. 
 
(d) Submissions  

 
The application was notified to owners of adjoining properties for a period of 14 days ending.  
No submissions have been received in relation to the development. 
 
(e) Public Interest  
 
There are no matters other than those discussed in the assessment of the Development 
Application above that are considered to be contrary to the public interest. 
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5. OTHER LEGISLATIVE REQUIREMENTS 
 
Environmental Planning and Assessment Act 1979 
  
Part 4 Development Assessment, Division 4 Crown Developments 

 
The Development Application is a Crown development. It is for an expansion to the existing 
West Dubbo Public School and has been lodged by the NSW Department of Finance (Public 
Works) on behalf of the NSW Department of Education. Accordingly, a determination must 
not be made without the applicant first accepting Council conditions of consent pursuant to 
Clause 89 Determination of Crown Development Applications. 
 
Draft conditions of consent as included in Appendix 1 were referred to the applicant for 
Crown approval on 27 April 2017. To date, the Crown has not yet approved draft conditions 
of consent however, a response is expected by May/June 2017. To address this matter, a 
Council resolution is recommended that following receipt of the Crown’s approval of 
conditions of consent, the General Manager be delegated to amend the conditions of consent 
if/as required by the Crown and to release the Notice of Determination.   
 
6. SECTION 64/SECTION 94 CONTRIBUTIONS 
 
Section 64 Water Headworks Contributions 
 
The development will increase demand on Council’s reticulated water services. Accordingly a 
condition requiring the following developer contribution for water headworks is 
recommended on the consent and included in Appendix 1. 
 
 1 ET: 5000L 
 
 As per Table 3.2: Schools (per pupil): 50L/day/pupil 
 155 pupils (135 k-2, 20 preschool) 
 
 Calculation: 
 155 x 50L = 7,750L/day 
 7750/5000  = 1.55 ET x $5,487.00 (2016/2017) 
  = $8,504.85 
   
Section 64 Sewer Headworks Contributions 
 
The development will increase demand on Council’s reticulated sewer services. Accordingly a 
condition requiring the following developer contribution for sewer headworks is 
recommended on the consent and included in Appendix 1. 
 
 1 ET: 5000L 
 
 As per Appendix E 
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 Day school - 1/25 ET per pupil 
 155 students - (135 k-2, 20 preschool) 
 
 Calculation: 
 155 x 0.04 = 6.2ET = 6.2ET 
  = 6.2ET x $5,487.00 (2016/2017) 
  = $28,532.40 
 
Section 94 Urban Roads Contributions 
 
The development will increase demand on Council’s urban roads services. Accordingly a 
condition requiring the following developer contribution for urban roads is recommended on 
the consent and included in Appendix 1.   
 

Commercial rate - $385.40 ($380.00 + $5.4) 2016/2017) 
 
Schools - 0.7 daily trips per enrolment 
Additional enrolment - 155 (135 k-2, 20 preschool) 

 
 Calculation: 
 0.7 x 155  = 108.5 daily trips 
  = 108.5 trips x 385.40  
  = $41,815.90 
 
Section 94 Stormwater Headworks Contributions 
 
The development will increase demand on Council’s stormwater infrastructure services. 
Accordingly, a condition requiring the following developer contribution for stormwater 
headworks is recommended on the consent and included in Appendix 1. 
 
The site is located in Catchment 2.7 West Dubbo Main Drain which is payable on a per 
hectare basis at a rate of $9,994 (2016/2017) per hectare. 
 
 Preschool roof area = 423 m² 
 Total = 423 m² 
 
 Calculation:   
 423/10,000 = 0.0423 x $9,994 = $422.50 
 
Section 94 Open Space and Recreation Contributions 
 
The Development Application is for the extension of an existing school. As the development is 
not for residential purposes, contributions for open space and recreation are not required for 
the development. 
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7. INTERNAL REFERRALS 
 
Building Assessment 
 
Council’s Building Services Supervisor (BSS) in his report dated 13 September 2016 has raised 
no objection to the development. The report identifies that the Development Application is a 
Crown development, that any conditions of consent require the applicant’s approval, and 
that no Construction Certificate is required. The applicant as the Crown holds the 
responsibility for certifying the development in accordance with relevant building 
requirements. Accordingly, only conditions addressing general building compliance and 
specific Council concerns such as plumbing and drainage matters are recommended on the 
consent and have been included in Appendix 1. 
 
Engineering Assessment 
 
Council’s Development Engineer in the report dated 21 April 2017 has raised no objections to 
the development from an engineering perspective and recommended appropriate conditions 
on the consent which are included in Appendix 1.  
 
The report incorporates comments from Council’s Traffic Engineer in relation to the Traffic 
Impact Study (TIS), On-Street Car Parking Plan and RMS correspondence in relation to SEPP 
Infrastructure 2007 Traffic Generating Development. The Traffic Engineer has acknowledged 
the RMS’ concerns in relation to traffic safety and recommended a condition on the consent 
requiring the approval of a revised on-street car parking plan with specific traffic facilities to 
address these matters. 
 
The submitted TIS establishes that the surrounding road network and intersections have 
capacity to accommodate additional traffic from the development with negligible impacts on 
their performance. The RMS and Council’s Traffic Engineer do not dispute this conclusion.  
 
SUMMARY 
 
The Crown is seeking development consent from Council to undertake the intensification of 
an Educational Establishment (School - Alterations and Additions) at Lot 1 DP 348033 and Lot 
1 DP 433302, 70 North Street, Dubbo, being West Dubbo Primary School. 
 
On balance, the proposed development is consistent with the objectives of the applicable 
EPIs, DCPs and Council policies and is not considered likely to have any significant negative 
impact upon the environment or upon the amenity of the locality. 
 
The deficiency of the development is that no off-street car parking will be provided to 
account for the additional traffic generated from the site. To address this matter the 
applicant has provided a Traffic Impact Statement (TIS), revised in accordance with RMS 
requests, which demonstrates that there is sufficient capacity in the surrounding road 
network to safely accommodate traffic from the development. The TIS is accompanied by an 
on-street car parking plan to line mark an additional 29 car parking spaces for the school and 
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relocate existing bus stops. Council’s Traffic Engineer has reviewed the TIS, on-street car 
parking plan and RMS comments and conditioned the provision of a revised plan to include 
specific traffic facilities for road safety.   
 
As stated previously in the report, Council cannot refuse a Development Application made by 
the Crown except with the approval of the Minister pursuant to section 89(1)(a) of the 
Environmental Planning and Assessment Act, 1979. Neither can Council impose conditions of 
consent to a Crown Development Application except with the approval of the applicant or the 
Minister pursuant to Section 89(1)(b) of the Environmental Planning and Assessment Act, 
1979. 
 
As such, having considered the matters raised and discussed in the assessment of the 
application, it is recommended that the application be approved subject to the conditions 
included in Appendix 1 provided the applicant’s consent to those conditions is forthcoming.  
 
 
 

Appendices: 
1⇩ Conditions of consent   
2⇩ Development plans   
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