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1. INTRODUCTION

Premise has been commissioned by Western New South Wales Local Health District (WNSWLHD) to prepare a
Statement of Environmental Effects (SEE) to accompany a Crown Development Application (DA) for the
development of Multi dwelling housing on site of Mudgee Health Service (MHS) at 30 Meares Street, Mudgee,
being Lot 20 DP1262637(the ‘subject site’).

Specifically, the DA seeks development consent from Mid-Western Regional Council for the development of
two (2) — two-bedroom dwellings and two (2) — one-bedroom dwellings, associated structures, and services
pursuant to the Mid-Western Regional Local Environment Plan 2072.

While the proposed dwellings have been architecturally designed, they will be manufactured off-site and are
defined as a Manufactured home. Accordingly, consent is also sought pursuant to Section 68, Part A of the
Local Government Act 71993.

The proposed development forms a part of the NSW Government's Key Worker Housing Program which
recognises the need to provide temporary accommodation for visiting staff within the Western NSW Local
Health District (WNSWLHD). The proposed development is ancillary to the existing BMPS.

The proposed dwellings will provide safe and high-quality accommodation for key workers on a temporary
basis and ensure the sustainability of health care by having health professionals available in rural and regional
NSW to provide optimum care to the community.

This SEE has been prepared in accordance with the NSW Department of Planning and Environment (DPE)
publication Application requirement dated March 2022 and is provided in the following format:

e  Section 2 of this report provides a description of the subject site and its locality.

e Section 3 outlines the proposed development.

e  Section 4 details the planning framework applicable to the subject site and proposed development.

e  Section 5 identifies the impacts of the proposed development.

e Section 6 provides a conclusion to the SEE.

In summary, it is considered that the proposed development is generally consistent with the relevant aims,

objectives and other requirements of the Mid-Western Local Environmental Plan 2011 Mid-Western
Development Control Plan 2011 and applicable State Environmental Planning Policies.

2. THE SITE & ITS LOCALITY

2.1 The Site

The subject site has an irregular shape with total area in the order of 38,084m?.

The subject property is currently occupied by the Mudgee Health Service (MHS) which provides inpatient and
community-based services as part of Western NSW Local Health District.

The MHS includes a five bed emergency department with a doctor available to attend onsite. The hospital has
a general ward that caters for medical and surgical patients with a capacity of 16 beds with surge capacity to
23 beds. The maternity unit has two birthing rooms and a capacity of eight beds. There are two operating
theatres, four recovery beds and eight, day surgery chairs.
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The proposed development will be located to the north of the existing MHS facility and carpark. It is noted that
the MHS helipad is located to the immediate south east of the proposed development.

The Mudgee Railway Station and a railway line is situated to the immediate north of the subject site.

The existing conditions of the subject site is depicted in Figure 1.

2.2 The Locality

As shown in Figure 2, the subject site is located centrally within Mudgee. The predominant surrounding land
use is residential to the east, south and west.

The defunct Gwabegar Railway Line is located to the immediate north of the subject site.

The subject site is also in the vicinity of large open public recreational areas such as Cahill Park and Mudgee
Show Ground.

The locality of the subject site is depicted in Figure 2.
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3. THE DEVELOPMENT

3.1 Development Description

The proposed development forms part of the NSW Governments Key Worker Housing Program which
recognises the need to provide additional accommodation for staff within the Western NSW Loacl Health
District (WNSWLHD).

The proposed dwellings will provide safe and high-quality accommodation for key workers on a temporary
basis and ensure the sustainability of health care by having health care professionals available in the rural and
regional NSW to provide optimum care to the community.

As detailed in the project drawings attached in Appendix A, the proposed development involves the
development of two two-bedroom dwellings and two one-bedroom dwellings, associated structures, perimeter
fencing and services.

All four dwellings will be located to the north of the subject property and existing MHS building.
Ancillary structures and works will include access, carparking upgrades and essential services as required.

The proposed dwellings have been architecturally designed to achieve a contemporary style which will sit
comfortably with the existing buildings and infrastructure within the MHS.

The proposed layout is shown in Figure 3.

Figure 3 - Site Layout
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4. STATUTORY PLANNING FRAMEWORK

Section 1.7

Section 1.7 of the EP&A Act requires consideration of Part 7 of the Biodiversity Conservation Act 2076 (BC Act).
Part 7 of the BC Act relates to an obligation to determine whether a proposal is likely to significantly affect
threatened species. A development is considered to result in a significant impact in the following assessed
circumstances.

A review of the Central Resource for Sharing and Enabling Environmental Data (SEED) in NSW shows that the
proposed development will occur in an area identified as Plant Community Type ID 0, which is identified as
non-native vegetation.

The relevant requirements of BC Act are addressed briefly below.

Table 1 - Section 1.7

Test Assessment
1. itis likely to significantly affect threatened As noted above, the proposed development will
species or ecological communities, or their occur in an area identified as non-native

habitats, according to the test in section 7.3, or vegetation.

2. the development exceeds the biodiversity offsets | The proposed development will not exceed the
scheme threshold if the biodiversity offsets biodiversity scheme off-set threshold.
scheme applies to the impacts of the
development on biodiversity values, or

3. itis carried out in a declared area of outstanding | The subject property is not within an area identified
biodiversity value. as being of outstanding biodiversity value.

4.2 Object of the EP&A Act

In New South Wales (NSW), the relevant planning legislation is the £nvironmental Planning and Assessment
Act 71979 (EP&A Act). The EP&A Act instituted a system of environmental planning and assessment in NSW
and is administered by the Department of Planning, Industry & Environment (DPIE). In 2017, the Act was
amended to provide a range of updated objects. The objects of the EP&A Act are:

@) To promote the social and economic welfare of the community and a better
environment by the proper management, development and conservation of the State’s natural
and other resources,

b) To facilitate ecologically sustainable development by integrating relevant economic,
environmental and social considerations in decision-making about environmental planning and
assessment,

) To promote the orderly and economic use and development of land,

(d) To promote the delivery and maintenance of affordable housing,

(e) To protect the environment including the conservation of threatened and other species

of native animals and plants, ecological communities and their habitats,
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) To promote the sustainable management of built and cultural heritage (including
Aboriginal cultural heritage),

(9) To promote good design and amenity of the built environment,

(h) To promote the proper construction and maintenance of buildings, including the
protection of the health and safety of their occupants,

) To promote the sharing of the responsibility for environmental planning and
assessment between the different levels of government in the State,

) To provide increased opportunity for community participation in environmental
planning and assessment.

The proposed development is not considered to be antipathetic to the above objects.

4.3 Subordinate Legislation
The EP&A Act facilitates the preparation of subordinate legislation, consisting of:

. Environmental Planning Instruments (EPIs) (including State Environmental Planning Policies (SEPP), Local
Environmental Plans (LEP), and deemed EPIs; and

. Development Control Plans (DCP).
In relation to the proposed development, the relevant subordinate legislation includes:

e  Mid-Western Regional Local Environmental Plan (LEP) 2012;
e  State Environmental Planning Policy (Transport & Infrastructure) 2021; and

e  Mid-Western Regional Development Control Plan 2013.

The requirements of these are discussed in the body of this Statement.

44 Integrated Development

Section 4.46 of the EP&A Act states that development requiring consent and another activity approval is
defined as Integrated Development. The proposed development is not classified as Integrated Development.

4.5 Planning Instruments
4.5.1 LOCAL ENVIRONMENTAL PLAN

4511 Introduction

The Mid-Western Local Environmental Plan 2012 (LEP) is the applicable local planning instrument applying to
the land. The aims of the LEP are:

(1) This Plan aims to make local environmental planning provisions for land in Mid-Western
Regional in accordance with the relevant standard environmental planning instrument under
section 3.20 of the Act.

(2) The particular aims of this Plan are as follows—
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(aa) to protect and promote the use and development of land for arts and cultural activity,
including music and other performance arts,

(@) to promote growth and provide for a range of living opportunities throughout Mid-Western
Regional,

(b) to encourage the proper management, development and conservation of resources within
Mid-Western Regional by protecting, enhancing and conserving—

(i) land of significance to agricultural production, and
(i) soil, water, minerals and other natural resources, and
(ifi) native plants and animals, and

(iv) places and buildings of heritage significance, and
(V) scenic values,

(c) to provide a secure future for agriculture through the protection of agricultural land capability
and by maximising opportunities for sustainable rural and primary production pursuits,

(d) to foster a sustainable and vibrant economy that supports and celebrates the Mid-Western
Regional’s rural, natural and heritage attributes,

(e) to protect the settings of Mudgee, Gulgong, Kandos and Rylstone by—
(1) managing the urban and rural interface, and
(1) preserving land that has been identified for future long- term urban development, and

(iff) promoting urban and rural uses that minimise land use conflict and adverse impacts on
amenity, and

(iv) conserving the significant visual elements that contribute to the character of the towns, such
as elevated land and the rural character of the main entry corridors into the towns,

() to match residential development opportunities with the availability of, and equity of access
to, urban and community services and infrastructure,

(g) to promote development that minimises the impact of salinity on infrastructure, buildings and
the landscape.

The proposed development is not antipathetic to the aims of the plan and is specifically consistent with the
aims (d), (i), and (f).

4.5.1.2 Mapping

A review mapping via the NSW Planning Portal identifies the following applicable mapped constraints:
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Table 2 - Mapping

Constraint Applicability Section addressed
Land Zoning Map R1 — General Residential 4513
Heritage Map Heritage Conservation Area 4514
Groundwater vulnerable 4.5.1.5

The above matters, together with other relevant LEP clauses, are discussed in the following sections.

4513 Land Use Zoning

The subject site is located in R1 General Residential Zone in the Mid-Western Regional LEP 2012. Multi dwelling
housing is a land use permissible with consent in R1 General Residential zone.

The Mid-Western Regional LEP 2012 identifies that Multi dwelling housing means:

... 3 or more dwellings (whether attached or detached) on one lot of land, each with access at
ground level, but does not include a residential flat building.

Objectives of zone include:
To provide for the housing needs of the community.
To provide for a variety of housing types and densities.

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

Proposed development is consistent with foregoing objectives.

4514 Heritage Conservation

Clause 5.10 seeks to conserve the environmental heritage of Mid-Western Regional; heritage significance of
heritage items and heritage conservation areas, including associated fabric, setting and views; archaeological
sites; and Aboriginal objects and Aboriginal places of heritage significance.

The subject property is located at the southern periphery of the Mudgee Heritage Conservation Area and to
the immediate south of the Mudgee Railway Station, which is identified as both a State and Local Heritage
Item.

45141 Mudgee Heritage Conservation Area

The Mid Western Regional Council has advised that a Statement of Significance has not been prepared for the
Mudgee Heritage Conservation Area and that it is generally regarded as an area which is valued for it special
historical and aesthetic character. The elements of the Heritage Conservation area that contribute to its
significance include architectural style of buildings, fences, trees and gardens.

In this regard, it is noted that the proposed development will be setback within the MHS site and will generally
be concealed from view from Church Street and Meares Street. Given that the proposed dwellings will be single
storey only, they will not be visually obtrusive in any manner and will not detract of the valued elements of the
Heritage Conservation Area.
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45142 Mudgee Railway Station

The Mudgee Railway Station, yard and locomotive yard (the Mudgee Railway Station) is located to the north
of the subject property, beyond the defunct Gwabegar Railway Line.

The Mudgee Railway Station is identified as State Heritage Item 01204 and Local Heritage Items 183 and 184.
The Statement of Significance for the Mudgee Railway Station states the following:

Mudgee station and yard group is one of the best surviving Victorian station and yard groups in which
most of the components are intact with major structures surviving from the time of opening and from
early in the 1900's. It exhibits the confidence in railway construction in the 1880's and the continuation
of that confidence by the quality of the extensions to the station building in 1913 when most railway
buildings were standardised and of cheaper construction.

It is one of the very few similar buildings to survive without exterior masonry being painted. The station
building, although added to, retains its early form and is a major civic building in Mudgee. It marks an
important phase in railway construction at the end of the boom period, following the goldrushes to
western NSW.

In addition to the objectives of Clause 5.10, the Local Government Heritage Guidelines identify that the
following matters should be considered as part of the assessment of impact for a new development adjacent
to a heritage item:

. How will the impact of new development on the heritage significance of the item or area be reduced?
. Why is it necessary for new development to be sited adjacent to a heritage item or area?

) Does the curtilage of the heritage item allow the heritage significance of the item or area to be retained?
o How will the new development affect views to, and from, the heritage item or area? What is being

proposed to reduce negative effects of the new development?

o Is the new development sited on any known, or potentially significant archaeological deposits? If so,
have alternative sites been considered? Why were they rejected?

. Is the new development sympathetic to the heritage item? In what way (eg form, siting, proportions,
design)?

o Will the additions visually dominate the heritage item or area?

) How will the effects of this be reduced?

o Will the public, and users of the item, still be able to view and appreciate the significance of the item or
area?

Having regard to foregoing matters, the following is noted

. The proposed development has been designed and sited in a manner which will reduce any potential
impact on the main significant features of the Mudgee Railway Station. In particular, it is noted that the
proposed development will be setback within the MHS site, approximately 40m south of the common
boundary.

. The proposed development is required sited within the MHS site as it is required to provide safe and
high-quality accommodation for key workers on a temporary basis and ensure the sustainability of

PAGE 10



WESTERN NEW SOUTH WALES LOCAL HEALTH DISTRICT (WNSWLHD) -
STATEMENT OF ENVIRONMENTAL EFFECTS ) Premlse

IN SUPPORT OF A DEVELOPMENT APPLICATION

health care by having health care professionals available in the rural and regional NSW to provide
optimum care to the community.

) The proposed development will not encroach on the curtilage of the Mudgee Railway Station.

) Given that the proposed development will be setback within the MHS site, it will not affect any views to,
and from, the Mudgee Railway Station.

. The proposed development will be located in an area previously occupied by a dwelling, since
demolished. There are no known potentially significant archaeological deposits within the development
area.

) The proposed development has been deigned having regard to the significance of the Mudgee Railway

Station. In particular, the significance of the Mudgee Railway Station has informed the decision to locate
the proposed development away from the common, northern boundary of the subject property.

o Given that the proposed development will be setback within the MHS site, it will not visually dominate
the Mudgee Railway Station and will not detrimentally affect the manner in which the public, and other
users, view and appreciate its significance.

Based on the foregoing, it is considered that the proposed development will not detract from the significance
of the Mudgee Railway Station, including its associated fabric, setting and views.

4.5.2 STATE ENVIRONMENTAL PLANNING POLICY
4.5.2.1 State Environmental Planning Policy (Transport & Infrastructure) 2021

45.2.1.1 Impact of rail noise or vibration on non-rail development
Given that the Gwabegar railway line is defunct, it is considered unnecessary to address the requirements of
Section 2.100 of SEPP Infrastructure.

4522 State Environmental Planning Policy (Resilience and Hazards) 2021

45221 Contamination and remediation to be considered determining development application.

The SEPP (Resilience and Hazard) 20217 states that a consent authority must not consent to the carrying out of
development unless it has considered, among other things, whether the land is contaminated.

A search of the NSW EPA contaminated land record was undertaken for contaminated sites within the Mid
Western LGA on 3 August 2022. No sites were identified.

Further, it is noted that the current use of the subject property is not considered to be potentially contaminating
land use for the purpose of the Managing Land Contamination — Planning Guidelines

As such, it is considered that the subject property is unlikely to be contaminated and that it would be suitable
for the purposed use.

4.5.3 DEVELOPMENT CONTROL PLANS

4.5.3.1 Mid-Western Regional Development Control Plan 2013

The Mid-Western Regional Development Control Plan 2013 (DCP) applies to the site. Table 3 provides a
summary of relevant matters raised via the DCP together with an assessment of project specific compliance.
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As outlined at Table 3, the development is generally compliant with all relevant provisions of the Development
Control Plan.

5. IMPACTS, SITE SUITABILITY & THE PUBLIC INTEREST

This section of the report outlines the environmental impacts of the proposed development and any measures
required to protect the environment or lessen the harm to the environment.

The impacts have been identified through an assessment of the proposed development against the provisions
of section 4.15(1)(b) and the former NSW Department of Urban Affairs and Planning’s (nd) Guide to Section
79C.

This section also addresses the consideration at Section 4.15(c) and Section 4.15(e) of the Act that relate to the
suitability of the site for the development and the public interest.

5.1 Context and Setting

The proposed development forms part of the NSW Governments Key Worker Housing Program which
recognises the need to provide additional accommodation for staff within the Western NSW Local Health
District (WNSWLHD).

The proposed dwellings will provide safe and high-quality temporary accommodation for key workers and
ensure sustainability of health care by having health professionals available in rural and regional NSW to
provide optimum care to the community.

The proposed dwellings have been architecturally designed to achieve a contemporary style which will sit
comfortably with the existing buildings and infrastructure within the MHS.

5.2 Access, Transport and Traffic
The proposed dwellings will have suitable access from Meares Street as shown on the Project Drawings.
Each dwelling will be served by a common staff car park to be constructed adjacent to the proposed dwellings.

Based on the daily traffic volumes anticipated by the RMS Guide to Traffic Generating Development (i.e. 9 trips
per dwelling) the proposed development will have a negligible impact on existing vehicle movements to and
from the existing WMPS.

53 Servicing

Each dwelling will be provided with essential services, including water, electricity, disposal and management of
sewage, stormwater drainage and vehicular access.

Detailed servicing plans will be provided prior to works commencing.

54 Heritage
Heritage has been addressed in detail in Section 4.5.1.4.

In summary, it is considered that the proposed development will not be visually obtrusive and will not detract
from the valued elements of the Mudgee Heritage Conservation Area or the significance of the Mudgee Railway
Station, including its associated fabric, setting and views.
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5.5 Flora and Fauna

A review of the Central Resource for Sharing and Enabling Environmental Data (SEED) in NSW shows that the
proposed development will occur in an area identified as Plant Community Type ID 0, which is identified as
non-native vegetation.

5.6 Waste

Each dwelling will be provided with suitable garbage storage and garbage will be managed as part of the
broader MHS.

57 Stormwater

Stormwater will be disposed-off to a legal point of discharge. Detailed servicing plans will be provided prior to
works commencing.

5.8 Natural Hazards

The subject property is not identified as being bushfire prone.

By reference to the Mudgee Local Environmental Plan 2012 and the Mudgee Flood Study 2021, the subject
property is not identified as being within the Flood Planning Area.

5.9 Safety, Security and Crime Prevention

The guidelines prepared by the NSW Department of Urban Affairs and Planning (DUAP 2001) identify four (4)
Crime Prevention Through Environmental Design (CPTED) principles to be considered in a Development
Application to ensure developments do not create or exacerbate crime risk. The four key principles of the
guidelines include surveillance, access control, territorial reinforcement, and space management.

The proposed development has been designed with regard to the four key principles of the guidelines. In
particular, the proposed development has been designed to achieve the following:

o Clear sightlines between public and private places;

) Effective lighting of public places;

o Landscaping that makes places attractive, but does not provide offenders with a place to hide or entrap
victims; and
. Clear design cues on who is to use space and what it is to be used for.

5.10 Positive Social Impact

As defined by the NSW Government Office on Social Policy, social impacts are significant events experienced
by people as changes in one or more of the following are experienced:

. peoples’ way of life (how they live, work or play and interact with one another on a day-to-day basis);
. their culture (shared beliefs, customs and values); or
. their community (its cohesion, stability, character, services and facilities).
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It is anticipated that the proposed development will have a significantly positive social impact by ensuring that
the Western NSW Local Health District (WNSWLHD) has health professionals available in rural and regional
NSW to provide optimum care to the community.

5.1 Construction Impacts

Construction impacts would be short-lived and manageable. The following standard construction management
measures would be implemented to ensure impacts to the locality are minimised:

e  Standard construction hours (7 am to 6 pm Monday to Friday and 8 am to 1 pm Saturday and at no times
on Public holidays) would be implemented;
e Avoiding dust generating activities during windy and dry conditions; and

e Maintaining all equipment in good working condition such that the construction contractor and site
manager ensure the prevention of the release of smoke by construction equipment, which would be in
contravention of Section 124 of the Protection of the Environment Operations Act 7997 and Clause 16 of
the Protection of the Environment Operations (Clean Air) Regulation 20170.

5.12 Cumulative Impacts

It is not anticipated that the development would result in any cumulative impacts including:

e Individual impacts so close in time that the effects of one are not dissipated before the next (time crowded
effects);

e Individual impacts so close in space that the effects overlap (space crowded effects);
e  Repetitive, often minor impacts eroding environmental conditions (nibbling effects); or

o Different types of disturbances interacting to produce an effect which is greater or different than the sum
of the separate effects (synergistic effects).

5.13 Suitability of the Site

As demonstrated throughout the body of this report, the proposed development is generally consistent with
the relevant aims, objectives and other requirements of the Mid-Western Regional Local Environmental Plan
2012, the Mid-Western Development Control Plan 2013, and applicable State Environmental Planning Policies.

Further, there are no other known issues outside the scope of the foregoing documents which would render
the subject property unsuitable for the proposed development.

5.14 The Public Interest

Given the foregoing assessment, it is considered that the proposed development is in the public interest.

Notwithstanding, it is acknowledged that it is relevant for the consent authority to consider any submission to
the DA with regard to public interest.

6. CONCLUSION

This SEE has been prepared by Premise Australia to provide an assessment of the proposed multi dwelling
housing at 30 Meares Street, Mudgee.

The proposed development is supported on the following grounds:
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STATEMENT OF ENVIRONMENTAL EFFECTS ) Premlse

IN SUPPORT OF A DEVELOPMENT APPLICATION

) Multi dwelling housing is a permissible land use in the R1 General Residential Zone.

) The proposed Multi dwelling housing presents a suitable response to the existing character of the
immediate area and will not have any detrimental impact on the function or amenity of the MHS.

) The proposed dwellings will provide safe and high-quality accommodation for key workers and ensure
sustainability of health care by having health professionals available in rural and regional NSW to provide
optimum care to the community.

) There are no other likely impacts associated with the proposed development that will have a detrimental
on or off-site impact.

For these reasons, proposed development is recommended for approval subject to council’s standard
conditions of consent.
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WESTERN NEW SOUTH WALES LOCAL HEALTH DISTRICT (WNSWLHD)

STATEMENT OF ENVIRONMENTAL EFFECTS

IN SUPPORT OF A DEVELOPMENT APPLICATION

> Premise

Table 3 - Development Control Plan Matters and Assessment

Objective/requirement

Standard

Assessment

Compliance?

Multi Dwelling Housing

* Be located within the Heritage
Conservation Areas of Mudgee or Gulgong
and or within a Village Zone; or

* Be on a lot with two street frontages; or

* Be on any residential lot with a frontage
width greater than 25m; or

» Must not be located on a lot which adjoins
a lot which is approved for or contains
multiple dwellings outside the Heritage
Conservation Areas of Mudgee or Gulgong
and or within a Village zone.

The proposed development is located within the
Heritage conservation area of Mudgee and within a
lot which has two street frontages, which each exceed
25m.

v/

Built Form

Design

(a) Where existing buildings are to be
retained as part of an overall proposal, those
structures are to be upgraded to integrate
with the new development.

(b) Verandahs, steps in the roof line or other
architectural features should be incorporated
in the design to provide visual relief and to

minimise the bulk and scale of development.

(c) The design of the proposal must:

» Optimise solar access and lot orientation;
and

No existing buildings are to be retained as part of an
overall proposal.

The proposed dwellings have been architecturally
designed to achieve a contemporary style which will
sit comfortably with the existing buildings and
infrastructure within the MHS.

It should be noted that the proposed dwellings will be
setback within the lot and will generally be concealed
from view from Church Street and Meares Street. In
this regard, the proposed development will have a
negligible impact on the existing streetscape.
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WESTERN NEW SOUTH WALES LOCAL HEALTH DISTRICT (WNSWLHD)

STATEMENT OF ENVIRONMENTAL EFFECTS

IN SUPPORT OF A DEVELOPMENT APPLICATION

> Premise

Objective/requirement

Standard

Assessment

Compliance?

« Be consistent with the appearance of the
streetscape - the scale, spacing, setbacks and
landscaping of buildings; and

* Positively enhance the streetscape.

Building Scale Height and Bulk

(a) Development, particularly when viewed
from the street should be compatible with
the scale of buildings in the immediate
locality, consistent with the objectives of the
zone and should not be visually obtrusive as
a consequence of their height.

(b) In determining appropriate building
heights Council shall have regard for the
scale of future development for which
provision is made in the locality.

(c) The maximum height of the building at
any point shall be measured as the vertical
distance between the ground level (existing)
and the highest point of the building,
including plant and lift overruns, but
excluding communications devices,
antennae, satellite dishes, masts, flagpoles,
chimneys, flues and the like.

(d) Buildings shall not exceed two storeys
and generally should not exceed 8.5 metres
in height.

(e) Each development or building will be
assessed on its merits in terms of its visual
impact on the streetscape and impact on the
amenity, privacy, views and solar access of
the surrounding properties.

e As noted above, the proposed dwellings will be
setback within the lot and will generally be concealed
from view from Church Street and Meares Street.
Given that the proposed dwellings will be single
storey only, they will not be visually obtrusive in any
manner.

o All proposed dwellings are single-story with maximum
height in the order of 4.1m from the existing ground
level to the ridgeline of roof.

e Given the single storey nature of each dwelling, they
are unlikely to have any detrimental overshadowing
impact.
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WESTERN NEW SOUTH WALES LOCAL HEALTH DISTRICT (WNSWLHD)
STATEMENT OF ENVIRONMENTAL EFFECTS
IN SUPPORT OF A DEVELOPMENT APPLICATION

> Premise

Objective/requirement Standard Assessment Compliance?
(f) Council may require an applicant to
prepare and submit to Council shadow
diagrams in order to determine the impact
of a proposal on buildings and landscaped
areas.

Such diagrams should be based on a survey
of the relevant site and adjoining
development. It is essential that shadow
diagrams be based on such detailed
information in view of the fact that the
shadows are the result of the relative height
of structures and not just the height of a
structure above ground level. In this regard
the resultant shadow cast by a structure can
vary greatly depending whether the
structure is uphill or downbhill of the area in
question.

Setbacks (a) 4.5 metres to street frontage e The proposed development will achieve the minimum Partial
(b) 3 metres to side and rear boundaries setbacks. However it is noted that the deck of the compliance

one-bedroom dwellings will encroach within the
(c) 3 metres to secondary frontages
setback area.

Development Density (a) The number of units accommodated ona | e There are two one-bedroom dwellings and two two- Partial
specific site shall be as follows; bedroom dwellings proposed for the site area of compliance
These density standards apply to the 38,084m? which is compliant to the required
Gulgong and Mudgee Conservation areas: development density of the Mudgee Heritage
Unit Type Site Area Conservation area.

1 Bedroom unit 1 dwelling unit per 250m20fsite | ¢ The area of the one bedroom dwellings is 46.8 m?,
2 bedroom unit 1 dwelling unit per 280m2 of site which does not comply with the standard. Given that
3 bedroom unit 1 dwelling unit per 310m: of site each dwelling will only be used on a temporary, it is
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STATEMENT OF ENVIRONMENTAL EFFECTS
IN SUPPORT OF A DEVELOPMENT APPLICATION

> Premise

Objective/requirement Standard

Assessment

Compliance?

(b) the minimum floor area (excluding
balconies and garages) for multi-dwelling
housing are as follows;

Unit Type Floor Area m2

1 Bedroom unit 55

2 bedroom unit 70

3 bedroom unit 85

considered that this non-compliance should be
accepted in this instance.

The area of two-bedroom units is 91.5 m?, which is
compliant with the standards.

Landscaping (a) Site landscaping must not be less than
40% of the site area.

(b) Landscaping shall consist of well
advanced trees and shrubs, preferably with a
predominance of native species.

(c) The area of the site between the front
building line and the street frontage must be
landscaped as common property to a depth
of at least 5m.

(d) landscaping is to be completed prior to
the release of the Construction Certificate.

Given that the proposed development forms part of
the MHS, it is considered unnecessary to strictly apply
the landscaping requirement of 40% of the site area.

Existing landscaping consist of mature trees and
shrubs including native species.

Proposed landscaping includes Banana split, Eskdale,
Mighty sunset, and Nyalla as shown in the
architectural plans in Appendix A.

Given that the proposed development will be setback
within the lot and generally be screened from view
from the street, it considered unnecessary to apply
any specific requirement for landscaping between the
proposed development and the street frontage.

Site Coverage and Private Open (a) The maximum site coverage (excluding
Space driveways) for residential development on
land identified for medium density
development, as a percentage of the total
site area, shall not exceed 40%.

(b) Each dwelling shall have a principal

private open space with a minimum area of
40 square metres and a minimum dimension

The maximum site coverage does not exceed 40%.

Given that proposed dwellings are intended to
provide temporary accommodation it is considered
unnecessary to provide independent private open
space. Notwithstanding, an area of open space will be
provided around each dwelling.

Rainwater tanks are not located within the open space
area as shown in the architectural plans in Appendix
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STATEMENT OF ENVIRONMENTAL EFFECTS -
IN SUPPORT OF A DEVELOPMENT APPLICATION Prem|se
Objective/requirement Standard Assessment Compliance?
of 5 metres (width and depth). These areas A. They will be located immediately adjacent to each
must be directly accessed from the living dwelling.

areas. For the purposes of this clause, living
area means any room or rooms within the
dwelling which are generally available for
day-to-day use by residents and visitors and
include such rooms as lounge, dining and
rumpus rooms.

(c) Rainwater tanks are not to be located
within the principal private open space.

(d) Patios, decks, balconies at or near ground
level may only be counted as principal
private open space, under the same roof,
when they have a direct northerly aspect and
are less than 25% of the overall private open
space requirement.

(e) Wherever a dimension is less than 5
metres, it will not be counted as part of the
calculation for a principal private open
space.

(f) Where principal private open space in the
front setback is permitted, these shall be
located behind a suitably landscaped area
with a minimum width of 1.5 metres to the
front boundary. Such landscaping shall be
maintained at all times to Council's
satisfaction. Fencing of such areas will be
incorporated into the landscaped area. The
use of ‘Colorbond’ or similar fencing of these
is prohibited in favour of timber or masonry
materials.
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STATEMENT OF ENVIRONMENTAL EFFECTS

IN SUPPORT OF A DEVELOPMENT APPLICATION ) Prem|se

Objective/requirement Standard Assessment Compliance?

(g) For all forms of development, at least
75% of each required principal private open
space area and internal living areas shall
receive at least three hours effective sunlight
between the hours of 9.00 am and 3.00 pm
on 21 June (Winter solstice). Council may
require submission of shadow diagrams to
demonstrate compliance with the
requirement above.

Vehicular Access and Parking (a) The table for calculating the total number | e A total six car-parking spaces will be provided in V
of car parking spaces required is shown in accordance with the requirement.
clause 4.1 of the MWDCP. One space only is | o Car parking will be designed in accordance with the
to be allocated as resident parking for each relevant standards.

dwelling with the remainder of the total
requirement to be provided as visitor car
parking, which is to remain available for use
at all times. The second space required for a
unit must be provided as general visitor
parking or as an open space associated with
the unit.

Note: Car parking calculations shall be
rounded up to the nearest whole number.

(b) For dwellings above commercial
premises, car parking shall be provided at
the mentioned rates, except in the case of a
single dwelling, which requires one car
parking space only.

(c) Car parking must be designed so that
either ingress to or egress from each space
can be achieved in one movement.
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STATEMENT OF ENVIRONMENTAL EFFECTS

IN SUPPORT OF A DEVELOPMENT APPLICATION ) Prem|se

Objective/requirement Standard Assessment Compliance?

(d) Parking shall be located so that vehicles
can enter and leave in a forward direction.

(e) All geometric standards applicable to site
access and car parking layout are to be in
accordance with Council's Development
Control Plan - Car Parking.

Vehicular Access Design. (f) Driveways are not to be continuous e The proposed carpark has been designed as an V
straight lines and are to be offset by extension of the existing MHS carpark. In this regard it
landscaped sections and/or unit layout. is considered that the vehicle access design
(g) Driveways are to be designed as follows: requirements for multi-dwelling housing should not

» A pavement width of 3 metres is required Gl el
for developments of 3 to 4 dwellings. ¢ Notwithstanding, it is noted that the proposed car

park has not been designed ins straight line, it
suitably offset from side boundaries and will be
softened by the proposed landscaping.

* A pavement width of 6 metres is required
for developments of 5 or more dwellings.

» Where the length of driveway exceeds
30m, the width of pavement must be 6m at
intervals. This width may be varied along its
length subject to provision being made for
passing along the driveway.

(h) Where access is to a major road a
pavement width of not less than 6 metres for
the first 5 metres of the driveway adjoining
the road boundary is to be provided.

(i) Driveways are to be offset a minimum of 2
metres from any side boundary for the full
length of the required front setback (ie. 6
metres or 7.5 metres). The setback area
should be suitably landscaped to screen the
hardstand driveway surfaces and to provide
visual appeal to the streetscape.
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Objective/requirement

Standard

Assessment

Compliance?

Privacy and Amenity

Where windows or balconies of dwellings are
within 6 metres and facing windows or
balconies of adjacent dwellings, windows
must be offset by a minimum of 1 metre
from the edge of the opposite window and
balconies be screened or oriented to ensure
visual privacy.

Window openings at first floor level and
above should be orientated or designed to
minimise the potential for overlooking of
adjacent properties and the consequent loss
of privacy.

Windows which are orientated towards
adjoining properties and do not adequately
restrict overlooking will be required to be
opaque finish or located at appropriate
heights above floor level to minimise
overlooking of adjoining properties.

All developments are required to provide a
1.8m high fence on the boundary of the
development site and between private open
space areas of individual units.

All fencing is to be provided at full cost to
the developer. All fencing which is in front of
the building line shall be constructed of
timber and/or masonry materials.

As previously noted, given that the proposed
dwellings are intended to provide temporary
accommodation only, it is considered unnecessary to
achieve a level of privacy typically associated with a
residential use.

Notwithstanding, the proposed dwellings have been
designed and set out to minimise the potential for
direct overlooking or views into the internal private
space of each dwelling.

Further, given that there are no other residential uses
immediately adjoining the proposed development, it
is considered unnecessary to alter the existing
boundary fencing.

Partial
compliance

Acoustic Privacy

(a) Site layout should separate active
recreational areas, parking areas, vehicle
accessways and service equipment areas
from bedroom areas of dwellings.

The proposed dwellings will be well separated from
the balance of the MHS facility and will not be
subjected to uncontrollable external noise.
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STATEMENT OF ENVIRONMENTAL EFFECTS -
IN SUPPORT OF A DEVELOPMENT APPLICATION Premlse
Objective/requirement Standard Assessment Compliance?

(b) Development adjacent to high levels of
uncontrollable external noise shall
incorporate a building design and external
wall treatments to minimise the entry of that

noise.
Waste Disposal Development applications should provide e Each dwelling will be provided with garbage storage. V
details of an appropriate means of waste Notwithstanding, waste will be managed as part of
disposal via the provision of individual 240 the broader MHS.
litre mobile garbage, recycling bins to each
dwelling.

All dwellings should provide an external
access to the rear of the development
(private open space area) to enable garbage
bins to be taken to the street without the
need for moving the bins through the
dwelling. A garage can be used for this
purpose if it provides direct access to the
rear courtyard. All garbage bins should be
stored within the private open space or
garage of the dwelling.

Waste disposal collection points should not

compromise the amenity of future residents
in terms of noise, odour or aesthetic impact.
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