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DISCLAIMER 
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accordance with the scope provided by the client and for the purpose(s) as outlined throughout this 

report.  

Barnson Pty Ltd accepts no liability or responsibility for or in respect of any use or reliance upon 

this report and its supporting material by anyone other than the client. 
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1.0 INTRODUCTION 

1.1 Background 
Barnson Pty Ltd has been engaged by Long Necks Developments to prepare information in 

support of a Section 4.55(1A) Development Application (DA) modification to DA0135/2012 to 

expand a temporary workers accommodation at Lot 32 DP 750773, commonly known as Ulan 

Village Green on 94 Main Street, Ulan NSW 2850. 

The subject site is located on the eastern side of Main Street, and western side of the Goulbourn 

River with an approximate area of 4.05ha. The subject site is generally flat and includes an existing 

temporary workers accommodation. 

The proposed development shall consist of the installation of fourteen (14) additional 

transportable buildings each containing four (4) units. Each unit consists of a bedsit area and 

ensuite. The proposal also involves a new laundry building in proximity to the original laundry 

facility. 

The purpose of the expansion is to provide additional rooms for workers primarily supporting the 

local mining industry in Ulan. Ulan Village Green is in proximity to three (3) large coal mines that 

are currently undergoing expansion and employ over 1,000 mine workers and contractors. 

The site is zoned RU1: Primary Production under the Mid-Western Regional Local Environmental 

Plan 2012. The proposed expansion is for a ‘Temporary Workers Accommodation’, which was 

originally approved in DA0135/2012, and modified in MA0036/2019 and ME0024/2023. 

The proposed development as modified would remain substantially the same development as the 

development for which consent was originally granted and before that consent as originally 

granted was modified.  

This application consists of: 

• One (1) PDF of this written statement, including plans. 

1.2 Proponent 
The proponent for the DA is Long Necks Developments. 

1.3 Consultant 
Barnson Pty Ltd  

Jim Sarantzouklis 

Riverview Business Park 

Unit 1, 36 Darling Street 

Dubbo NSW 2830 
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2.0 EXISTING ENVIROMENT 

2.1 Location and Title 
The subject site of this application is Lot 32 DP 750773, known as 94 Main Street, Ulan. The site is 

located on the eastern side of Main Street, and the western side of the Goulburn River.  

Please refer to Figure 1 below. 

 

Source: Sixmaps 2021 

Figure 1 – Site Location 

The site is leased from the Crown. 

The site has an overall area of approximately 4.05ha (Please refer to DP and latest detailed survey 

in Appendix A). The site is currently used for the existing Temporary Workers Accommodation 

and maintains the Ulan Community Hall. Please refer to Plates 1-3 for photos of the site and the 

locality.  
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Plate 1 – Aerial Photo of facility location. 

 

Plate 2 – Proposed Development Site. 
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Plate 3 – View of Access and existing Structures. 

2.2 Land Use 
The subject land is part of the Ulan township. The site comprises existing buildings, amenities, car 

parking, gymnasium and eatery; all associated with the temporary workers accommodation. 

The Ulan Hall has been improved and remains part of the site and available to the community. 

The surrounding area involves mixed uses including rural; residential; Ulan Water and mine 

related land activities.  

2.3 Topography 
The subject site is relatively flat throughout, falling slightly towards the east towards the Goulburn 

River. 

2.4 Flora and Fauna 
The subject site is part of a reserve formerly used for recreation (cricket oval) and still as a meeting 

place for the Ulan community. 

The original temporary workers approval required an asset protection area of 40m which required 

a small amount of clearing and ongoing maintenance.  

The proposed expansion shall occur within a maintained cleared area. No significant trees need to 

be removed nor is any significant risk posed to fauna. 

Further landscaping is proposed to enhance the overall amenity of the development. 

2.5 Natural Hazards 
The subject site is not on land that has been identified as impacted by the Flood Planning Area. 

The subject site is considered Category 2 bushfire prone land pursuant to the Mid-Western 

Regional Local Environmental Plan 2012 (the LEP) and the ePlanning Spatial Viewer. Refer to 

Figure 2 below and Appendix B for Bush Fire Assessment Report (BFAR).  
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Figure 2 Bush Fire Prone Land Map 

Source: (ePlanning Spatial Viewer, 2023) 

2.6 Visual Amenity 
The character of the site and surrounding area is defined by rural lands with scattered buildings 

and infrastructure. 

2.7 Services 
All required services are available to the site. 

2.8 Access and Traffic 
The subject site fronts Main Street. Main Street has wide verges is bitumen sealed with table 

drains. 

2.9 Heritage 
The subject site has not been listed as containing a heritage item under Schedule 5 of the Mid-

Western Regional Local Environmental Plan 2012 (the LEP). 

Following an online search on the Aboriginal Heritage Information Management System (AHIMS), 

it was concluded that there are eight (8) Aboriginal Sites located within 200m of the subject site. 

All identified sites have been located in a northerly direction of the subject site. Given the current 

use of the subject site and the nature of the development being wholly located with the site’s 

boundaries. It can be considered that the proposed development will not impact on the existing 

Aboriginal Sites located outside the property’s boundaries. 

Please refer to Appendix C for the AHIMS Report. 
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3.0 PROPOSED DEVELOPMENT 

The proposed development involves the expansion of temporary workers accommodation to serve 

needs of nearby mining operations at Lot 32 DP 750773, 94 Main Street, Ulan. 

The proposal involves the addition of fourteen (14) buildings each containing four bed units with an 

ensuite. The buildings are sited to follow existing rows in an orderly manner within a clear and 

maintained area. This will result in an overall total of 200 bed units. The proposal also involves a 

new laundry building. 

It is not intended to alter hours of operation, which is currently in keeping with mining operation 

requirements; and staff numbers are to be managed at current levels. Meals and crib will continue 

to be provided. 

Further details on the proposal include: 

• Each accommodation building to have approximate dimensions of 14.4m long x 3.3m wide 

x 3m high, constructed of steel; colorbond wall cladding and zincalume roofing; 

• Each accommodation unit to have approximate dimensions of 3.45m long x 3.3m wide x 

2.4m high, with space for king size bed, desk and cupboard, and small fridge; and ensuite 

with shower, basin and toilet; 

• Addition of verandah 1.8m wide along full length of building with awning over constructed 

of steel and supported by steps according to height above ground;  

• Laundry building 12.2m x 2.44m x 2.8m; 

• Extension and connection of proposed buildings to existing water, sewer and power 

services, noting that a generator exists to provide back-up supply; 

• Roofwaters to be harvested with any overflow directed to existing stormwater system; 

• Concrete footpaths to connect to existing pathways and community facilities and parking 

areas; 

• Final construction of car park area, total of 163 off-street parking spaces including accessible 

spaces; 

• Water deliveries will be maintained below two (2) carts maximum requirement; 

• Onsite effluent irrigation area to be maintained, as required; 

• Fire extinguishers to support each building; 

• Existing landscaping to be enhanced and maintained; and 

• Implementation of Erosion and sediment control measures. 

The development remains substantially the same development as originally approved. 

Refer to Development Plans in Appendix D of this report. Refer also to Servicing Plans in Appendix 

E and updated Management Plans in Appendix F. 
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4.0 LAND ZONING 

The subject site is zoned RU1: Primary Production pursuant to the provisions under the Mid-

Western Regional Local Environmental Plan 2012 (the LEP). The proposed development is to 

support expansion of an existing approved ‘temporary workers accommodation’ which is defined 

(separately to the Dictionary) under the LEP as follows:  

“…any habitable buildings and associated amenities erected on a temporary basis for the 

purpose of providing a place of temporary accommodation for persons employed to carry 

out large-scale infrastructure, including development for the purposes of an extractive 

industry, mining, renewable energy or an electricity transmission or distribution network.” 

We note that Clause 6.11 of the LEP enables the ‘temporary workers accommodation’ to be 

permissible with consent at the site. 

Further permissibility of the proposed development is assessed in terms of the heads of 

consideration in Section 4.15 of the Environmental Planning and Assessment Act 1979, which 

incorporates consideration of the LEP, and the objectives and permissible uses outlined in the 

RU1 Zone, as outlined in Section 5 of this report. 
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5.0 PLANNING CONSIDERATION 

5.1 Biodiversity Conservation Act 2016 

5.1.1 Is the development likely to significantly affect threatened 
species?  

Clause 7.2 of the Biodiversity Conservation Act 2016 (BC Act) identifies the following 

circumstances where a development is likely to significantly affect threatened species: 

(a) It is likely to significantly affect threatened species or ecological communities, or their 

habitats, according to the test in Section 7.3, or  

(b) The development exceeds the biodiversity offsets scheme threshold if the biodiversity 

offsets scheme applies to the impacts of the development on biodiversity values, or  

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

Each of these is addressed below. 

5.1.1.1  Section 7.3 Test 
To determine whether a development is likely to significantly affect threatened species or 

ecological communities, or their habitats, the following is to be taken into account in accordance 

with Section 7.3 of the BC Act: 

(a) in the case of a threatened species, whether the proposed development or activity is likely 

to have an adverse effect on the life cycle of the species such that a viable local population 

of the species is likely to be placed at risk of extinction, 

(b) in the case of an endangered ecological community or critically endangered ecological 

community, whether the proposed development or activity: 

(i) is likely to have an adverse effect on the extent of the ecological community such 

that its local occurrence is likely to be placed at risk of extinction, or 

(ii) is likely to substantially and adversely modify the composition of the ecological 

community such that its local occurrence is likely to be placed at risk of extinction, 

(c) in relation to the habitat of a threatened species or ecological community: 

(i) the extent to which habitat is likely to be removed or modified as a result of the 

proposed development or activity, and 

(ii) whether an area of habitat is likely to become fragmented or isolated from other 

areas of habitat as a result of the proposed development or activity, and 

(iii) the importance of the habitat to be removed, modified, fragmented or isolated to 

the long-term survival of the species or ecological community in the locality 

(d) whether the proposed development or activity is likely to have an adverse effect on any 

declared area of outstanding biodiversity value (either directly or indirectly), 

(e) whether the proposed development or activity is or is part of a key threatening process or 

is likely to increase the impact of a key threatening process. 

Comment: The subject site is largely cleared and manipulated to support the existing temporary 

workers accommodation and before that as a community and recreational facility. The site does 

not include any vegetation considered significant within the general area to be developed. Given 

the nature of the works, the proposed development poses little threat to any threatened species 

or ecological communities, or their habitats.  
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5.1.1.2 Section 7.4 Test 
Section 7.4 of the BC Act states: 

(1) Proposed development exceeds the biodiversity offsets scheme threshold for the 

purposes of this Part if it is development of an extent or kind that the regulations declare 

to be development that exceeds the threshold. 

(2) In determining whether proposed development exceeds the biodiversity offsets threshold 

for the purposes of this Part, any part of the proposed development that involves the 

clearing of native vegetation on category 1-exempt land (within the meaning of Part 5A of 

the Local Land Services Act 2013) is to be disregarded. 

Comment: The proposed development shall not require any significant clearing of native 

vegetation, as the area to be developed is already cleared and in a degraded state as a result 

of previous landuse and servicing requirements. 

5.1.1.3 Declared Area of Outstanding Biodiversity Value 
The proposed development shall not encroach on land with biodiversity value mapped on the 

Biodiversity Value Map as defined by the BC Act. Please refer to Error! Reference source not 

found. below. 

 

Figure 3 Biodiversity Values Map 

5.1.2 Biodiversity Development Assessment Report 
As outlined in Section 5.1.1, the proposed development is not likely to significantly affect 

threatened species as defined by Section 7.2 of the BC Act. Therefore, a Biodiversity 

Development Assessment Report is not required to accompany the application for development 

consent. 
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5.2 Fisheries Management Act 1994 

5.2.1 Applicability  
The Fisheries Management Act 1994 (FM Act) applies to: 

(a) in relation to all waters that are within the limits of the State, and 

(b) except for purposes relating to a fishery, or a part of a fishery, that is to be managed in 

accordance with the law of the Commonwealth pursuant to an arrangement under Division 

3 of Part 5 and except for purposes prescribed by paragraph (d)—in relation to any waters 

of the sea not within the limits of the State that are on the landward side of waters 

adjacent to the State that are within the Australian fishing zone, and 

(c) for purposes relating to a fishery, or a part of a fishery, that is managed in accordance with 

the law of the State pursuant to an arrangement under Division 3 of Part 5—in relation to 

any waters to which the legislative powers of the State extend with respect to that fishery, 

whether pursuant to section 5 of the Coastal Waters (State Powers) Act 1980 of the 

Commonwealth or otherwise, and 

(d) for purposes relating to recreational fishing activities engaged in otherwise than by use of 

a foreign boat (other than recreational activities prohibited or regulated under a plan of 

management determined under section 17 of the Commonwealth Act)—in relation to any 

waters to which the legislative powers of the State extend with respect to such activities. 

Comment: The Fisheries Management Act does not apply to the subject proposal. 

5.2.2 Is the development likely to significantly affect threatened 
species, population or ecological community? 

Section 221ZV of the FM Act requires the following matters to be taken into consideration to 

determine whether a proposed development or activity is likely to significantly affect threatened 

species, populations, or ecological communities (unless it is carried out in critical habitat): 

(a) in the case of a threatened species, whether the proposed development or activity is likely 

to have an adverse effect on the life cycle of the species such that a viable local population 

of the species is likely to be placed at risk of extinction, 

(b) in the case of an endangered population, whether the proposed development or activity is 

likely to have an adverse effect on the life cycle of the species that constitutes the 

endangered population such that a viable local population of the species is likely to be 

placed at risk of extinction, 

(c) in the case of an endangered ecological community or critically endangered ecological 

community, whether the proposed development or activity: 

(i) is likely to have an adverse effect on the extent of the ecological community such 

that its local occurrence is likely to be placed at risk of extinction, or 

(ii) is likely to substantially and adversely modify the composition of the ecological 

community such that its local occurrence is likely to be placed at risk of extinction, 

(d) in relation to the habitat of a threatened species, population or ecological community: 

(i) the extent to which habitat is likely to be removed or modified as a result of the 

proposed development or activity, and 

(ii) whether an area of habitat is likely to become fragmented or isolated from other 

areas of habitat as a result of the proposed development or activity, and 
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(iii) the importance of the habitat to be removed, modified, fragmented or isolated to 

the long-term survival of the threatened species, population or ecological 

community in the locality, 

(e) whether the proposed development or activity is likely to have an adverse effect on any 

critical habitat (either directly or indirectly), 

(f) whether the proposed development or activity is consistent with a Priorities Action 

Statement, 

(g) whether the proposed development constitutes or is part of a key threatening process or is 

likely to result in the operation of, or increase the impact of, a key threatening process. 

The assessment guidelines under section 220ZZA apply to the determination of whether any 

such proposed development or activity is likely to significantly affect threatened species. 

Comment: The proposed development is to occur over previously disturbed area that shall 

not impact on threatened species or ecological communities. 

5.3 Environmental Planning & Assessment Act 1979 

5.3.1 Evaluation 
Section 4.15 of the EP&A Act (as amended) requires the Council to consider various matters in 

regard to the determination of the Development Application.  

In determining a development application, a consent authority is to take into consideration such 

of the following matters as are of relevance to the development the subject of the development 

application: 

a) The provisions of: 

i. any environmental planning instrument, and 

ii. any proposed instrument that is or has been the subject of public consultation under 

this Act and that has been notified to the consent authority (unless the Secretary has 

notified the consent authority that the making of the proposed instrument has been 

deferred indefinitely or has not been approved), and 

iii. any development control plan, and 

iv. any planning agreement that has been entered into under section 7.4, or any draft 

planning agreement that a developer has offered to enter into under section 7.4, and 

v. the regulations (to the extent that they prescribe matters for the purposes of this 

paragraph), and 

vi. any coastal zone management plan (within the meaning of the Coastal Protection Act 

1979), that apply to the land to which the development application relates, 

b) The likely impacts of that development, including environmental impacts on both the 

natural and built environments, and social and economic impacts in the locality; 

c) The suitability of the site for the development,  

d) Any submissions made in accordance with this act or the regulations,  

e) The public interest. 

The proposed development has been designed with consideration to the following matters, as 

outlined below. 

 

 

 

http://143.119.201.4/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1979%20AND%20no%3D13&nohits=y
http://143.119.201.4/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1979%20AND%20no%3D13&nohits=y
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5.3.2 Integrated development 
It is noted the original DA was considered integrated development by virtue of Section 4.46 of 

the Environmental Planning and Assessment Act 1979 (EP&A Act) and required both development 

consent and authorisation under Section 100B (Bushfire Safety Authority) of the Rural Fires Act 

1997 in order for it to be carried out. Therefore, the proposed modification is required to be 

referred back to the Rural Fire Service (RFS) under Clause 109 of the Environmental Planning and 

Assessment Regulation 2021 seeking authorisation. Refer also to BFAR in Appendix B. 

5.4 Environmental Planning Instruments 

5.4.1 State Environmental Planning Policies (SEPP) 
While a number of SEPPs apply to the subject land and development thereon, there is unlikely to 

be any significant implications in terms of the requirements of the SEPPs on the proposed 

development. There are no SEPPs that are required to be considered as part of this proposal. 

5.4.1.1 SEPP (Resilience and Hazards) 2021 
Clause 4.6(1) of State Environmental Planning Policy (Resilience and Hazards) 2021 requires 

Council to consider the following before granting consent to a DA: 

a. It has considered whether the land is contaminated, and  

b. If the land is contaminated, it is satisfied that the land is suitable in its contaminated state (or 

will be suitable, after remediation) for the purpose for which the development is proposed to 

be carried out, and  

 

c. If the land requires remediation to be made suitable for the purpose for which the 

development is proposed to be carried out, it is satisfied that the land will be remediated 

before the land is used for that purpose. 

Comment: The subject site operated as a community and recreational purpose prior to now 

providing temporary workers accommodation. An inspection on 10 April 2023 indicated no 

evidence of contaminating related activities having taken place onsite. The site does not appear 

to have been subject to any of the materials listed in Appendix A of the Managing Land 

Contamination: Planning Guidelines SEPP 55 – Remediation of Land (NSW Department of Urban 

Affairs and Planning and Environment Protection Authority, 1998). In accordance with the SEPP 

the site is not considered to be contaminated. 

5.2 Mid-Western Regional Local Environmental Plan 2012 

5.2.1 Land Use Table 
The subject site is zoned RU1 Primary Production pursuant to the Mid-Western Regional Local 

Environmental Plan 2012 (the LEP). The objectives of the RU1 Zone are as follows: 

• To encourage sustainable primary industry production by maintaining and enhancing the 

natural resource base. 

• To encourage diversity in primary industry enterprises and systems appropriate for the 

area. 

• To minimise the fragmentation and alienation of resource lands. 
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• To minimise conflict between land uses within this zone and land uses within adjoining 

zones. 

 

• To maintain the visual amenity and landscape quality of Mid-Western Regional by 

preserving the area’s open rural landscapes and environmental and cultural heritage 

values. 

• To promote the unique rural character of Mid-Western Regional and facilitate a variety of 

tourist land uses. 

Comment: The site of the proposal has a relatively small area of approximately 4.05ha in context 

of larger rural land holdings in the region. It is located on the edge of Ulan Village. 

The subject proposal is considered to remain consistent with the objectives of the RU1 zone, in 

that it will: (a) not significantly impact on natural resources, (b) not fragment or alienate resource 

lands, (c) shall not conflict surrounding landuses, (d) shall not significantly impact on visual amenity 

and landscape quality of the locality, and (e) the development continues to support the nearby 

mining industry. 

5.2.2 Earthworks 
Clause 6.3 ‘Earthworks’ applies to the subject application as earthworks are included as part of the 

development works. The site is relatively flat throughout. There shall be no significant disruption 

on existing drainage patterns or soil stability in the area. Appropriate erosion and sediment 

controls will be undertaken on the site during development works to prevent and reduce any soil 

erosion that would occur on the site. 

5.2.3 Groundwater Vulnerability 
Clause 6.4 ‘Groundwater Vulnerability’ does not apply to the subject land according to 

Groundwater Vulnerability Map on ePlanning Spatial Viewer.  

Notwithstanding we note the proposal does not involve any groundwater contaminating activities 

and appropriate consideration has been given to treating onsite effluent generated by the 

development. Refer to Site and Soil Assessment for On-site Effluent Management and 

Groundwater Quality Management Plan in Appendix F. 

5.2.4 Essential Services 
Clause 6.9 of the LEP states:  

Development consent must not be granted to development unless the consent authority is 

satisfied that any of the following services that are essential for the proposed development are 

available or that adequate arrangements have been made to make them available when required  

(a) The supply of water, 

(b) The supply of electricity, 

(c) The disposal and management of sewerage,  

(d) Stormwater drainage or on-site conservation, and  

(e) Suitable road access. 

Comment: The current operation incorporates all of the above essential services. In relation to the 

expansion services are to be managed as follows: 

• Water – is carted from Ulan Water which is located on an adjoining property. It is a 

conditional requirement that no more than two (2) deliveries be permitted per day. The 

operation is currently fully contracted, and management advises that on average 5-6 

deliveries are received per week normally on a Monday (2); Wednesday (1 or 2); and 

Friday (2). An increase of 56 units or approximately 39% shall add 2-3 deliveries per week. 
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Assuming a maximum of nine (9) deliveries per week in total to support 200-man facility 

this can be spread over weekdays to ensure there is no reason to modify the two (2) 

maximum water cart requirement. 

 

• Electricity – mains power is supplied to the site and is capable of supporting demand 

expected by the expansion. A generator provides backup power in the event of any 

outage. 

• Sewerage – is managed by an onsite effluent system providing secondary treatment 

utilising an Ozzi Kleen Sewage Treatment Plant and irrigation area. Whilst the Plant is 

likely to be satisfactory further investigation is currently underway to consider if 

improvement is required. Further details are provided in Site and Soil Assessment for On-

site Effluent Management in Appendix F. 

• Stormwater – is directed via a series of pipes and pits to a detention basin. Roof water is 

harvested and directed to tanks. It should be noted that the existing basin is already 

approved with additional capacity for a slight increase in impervious area as a result of 

completing the car park area. 

• Roads – current network and arrangement is considered satisfactory to manage expected 

traffic generation from the proposed development. 

Refer also to Servicing Plans in Appendix E. 

5.2.5 Temporary workers’ accommodation 
Clause 6.11 of the LEP is applicable and states: 

(1) The objectives of this clause are as follows— 

(a)  to enable development for temporary workers’ accommodation if there is a 

demonstrated need to accommodate employees due to the nature of the work or the 

location of the land on which that work is carried out, 

(b)  to ensure that temporary workers’ accommodation is appropriately located, 

(c)  to ensure that the erection of temporary workers’ accommodation is not likely to have 

a detrimental impact on the future use of the land or to conflict with an existing land use, 

(d)  to minimise the impact of temporary workers’ accommodation on local roads and 

infrastructure. 

Comment: The proposal involves an expansion of an existing temporary workers accommodation 

facility which is supporting local mines in an appropriate location with minimal impact. 

(2)  Development consent must not be granted to development for the purposes of temporary 

workers’ accommodation unless the consent authority is satisfied of the following— 

(a)  the development is to be located— 

(i)  if the development relates to a mine—within 5 kilometres of the relevant mining 

lease under the Mining Act 1992, or 

(ii)  in any other case—within 5 kilometres of the large-scale infrastructure in which 

persons are to be employed, 

Comment: The proposal involves an expansion to an existing approved temporary workers 

accommodation facility that serves mines within 5kms of the site. 

(b)  there is a need to provide temporary workers’ accommodation due either to the large-

scale infrastructure or because of the remote or isolated location of the land on which the 

large-scale infrastructure is being carried out, 

https://legislation.nsw.gov.au/view/html/inforce/current/act-1992-029
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Comment: The local mining industry are supporting the facility. 

 

(c)  the development will not prejudice the subsequent carrying out of development on the 

land in accordance with this Plan and any other applicable environmental planning 

instrument, 

Comment: The proposed expansion is within current building curtilage and shall not 

prejudice other development on the land. 

(d)  water reticulation systems and sewerage systems will be provided to adequately meet 

the requirements of the development, 

Comment: There are current systems in place at the facility to adequately meet water and 

sewerage requirements. 

(e)  when the development is no longer in use, the land will, as far as practicable, be 

restored to the condition in which it was before the commencement of the development. 

Comment: There is an approved decommissioning plan in place. The plan has been 

updated to match the proposal and amended Crown lease. Refer to Appendix F. 

(3)  In this clause— 

temporary workers’ accommodation means any habitable buildings and associated amenities 

erected on a temporary basis for the purpose of providing a place of temporary accommodation 

for persons employed to carry out large-scale infrastructure, including development for the 

purposes of an extractive industry, mining, renewable energy or an electricity transmission or 

distribution network. 

Comment:  Noted 

5.4 Draft Environmental Planning Instruments 
No draft Environmental Planning Instruments are applicable to the subject site or development. 

5.5 Development Control Plans 
The Mid-Western Regional Council Development Control Plan 2013 (DCP) applies to the subject 

application. Relevant provisions of the DCP have been addressed in Table 1 below. 
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Provision  Requirements Comment 

Section 6.2 – Temporary Workers Accommodation  

Definition: means any habitable buildings and associated amenities erected on a temporary basis for the purpose of providing a place of temporary 

accommodation for persons employed to carry out large- scale infrastructure, including development for the purposes of an extractive industry, mining, 

renewable energy or an electricity transmission or distribution network. 

Location (i) if the development relates to a mine—within 5 kilometres of the relevant 

mining lease under the Mining Act 1992, or 

(ii) in any other case—within 5 kilometres of the large-scale infrastructure in 

which persons are to be employed 

 

• Provision of suitable arrangements for the disposal of waste water and 

the provision of a water supply. It should be noted that proposals 

relying on the provision of water transported by tankers will not be 

supported. 

 

• Design of the facility to ensure that there is no adverse visual impact 

discernible from outside the project site. 

 

 

• Submission of a plan of management to address the social concerns 

having regard to the particular location of the accommodation. 

 

 

• The application should address health and residential amenity issues 

that arise due to the location near the major infrastructure project site. 

 

 

The proposed development supports an existing temporary 

workers accommodation facility located within 5 kms of 

mining operations. 

The existing facility includes a secondary onsite treatment 

system to deal with effluent.  

The facility is conditionally permitted to transport water by 

tanker up to 2 times per day. Currently it averages less than 

1 per day and the addition of 56 bed units should not bring 

about a non-compliance or require modifying. 

The current facility does not cause any significant visual 

impact. The proposed building will be situated behind 

existing buildings and advanced landscaping therefore 

street appearance shall not change. 

The facility has operated for several years without major 

incident or community complaints. It is a dry mess not 

offering alcohol. Refer to Site Management Plan and Rules 

in Appendix F. 

The facility is situated well enough away from mining 

operations so as to not raise any ongoing health and 

residential amenity issues.  
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• Provision of additional access and parking infrastructure commensurate 

with the additional demand. 

 

 

 

• Provision of a Social Impact Assessment. 

A signed noise impact agreement between the 

lessee/owner and Ulan Mine (which adjoins the subject site) 

remains in place. Refer to Mine Noise agreement in 

Appendix G.  

 

The facilities access and parking arrangements are 

considered satisfactory. The car parking pavement recently 

underwent an upgrade due to impacts from wet weather. A 

higher standard of pavement was provided to ensure 

appropriate access and longevity. 

 

A new SIA is not considered necessary given the facility has 

operated successfully and without community complaint. 

The proposed development is a result of local mining 

industry encouragement to make additional rooms 

available. Refer to updated Site Management Plan in 

Appendix F. 

Need The proponent shall demonstrate the need for the facility by providing an 

analysis of the number of major infrastructure project (including mining) jobs 

currently approved and the total number of temporary workers 

accommodation beds approved. The expected life of the Temporary Workers 

Accommodation facility shall be included in the Statement of Environmental 

Effects indicating the expected timing of decommissioning to relate to the life 

of the major infrastructure project. 

The need of the facility is proven by current contracts with 

local mines. The expected life of the facility has been dealt 

with in a recent modification application and should be 

reflected again in any further conditional consent by 

matching the Crown lease arrangement which with options 

concludes in 2057. 

Social Impact 

Assessment 

There are many definitions of social impact. A contemporary definition 

(Armour, 1992) defines social impacts as changes that occur in: 

• People’s way of life (how they live, work, play and interact with one 

another on a day-today basis); 

• Their culture (shared beliefs, customs and values); and 

The current facility has operated in a positive social manner 
for several years. The proposed expansion is not 

considered significant being an increase of 56 units and 

unlikely to introduce any concerning social impacts. Refer 

also to Appendix F for site practices.  
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• Their Community (its cohesion, stability, character, services and 

facilities). 

Key Principles of Assessing Social Impacts 

To achieve a useful and appropriate framework for assessing social impacts, a 

number of key principles are important. 

• The purpose of assessing social impacts is to provide focused relevant 

details on the significant or problematic impacts. 

• It is essential to consider the positive and negative social aspects of the 

development 

• Persons and groups that may be affected by the proposal should be 

consulted. Community consultation should identify the possible 

impacts and mitigating measures that may be introduced. Community 

consultation should occur early in the process and should lead to the 

formulation of the terms of reference of the Social Impact Statement. It 

is a requirement that the proponent consult the NSW Police Local Area 

Command and local health providers (including General Practitioners 

and Dentists operating in the local area) during the preparation of the 

Social Impact Statement. It is recommended that the proponent 

consult Council after the terms of reference are formulated. 

• The proponent should incorporate practical measures that will enhance 

the positive aspects, may improve the development and limit any 

possible negative social impacts. 

The Social Impact Statement should include but is not limited to the following:  

• Identification and an in-depth analysis of social impacts of the 

proposal. 

• Outline the process of community consultation and address issues 

raised by the community. 

• Consideration of cumulative impacts, intergenerational equity, impacts 

on the provision of all services and identify ways to address these 

impacts. 
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• The results of consultation with relevant service providers including 

police and health providers 

• Identification of a strategy to mitigate impacts, encourage integration 

with the community, and permanent relocation to the area, timeframe 

for implementation of the strategy and a monitoring program. 

• Identify and implement provisions that will address the needs 

identified by the SIS and the demands generated by the development 

in a way that will not adversely impact upon the existing community. 

Transportable 

Dwellings 

The application must illustrate that all transportable buildings can be 

permanently affixed to the site by footings in accordance with the 

requirements of the National Construction Code and associated Engineer’s 

Certification. 

Detail that all buildings and structures will have adequate form and 

appearance, including material and colours in soft earth browns, creams and 

greens, which do not detract from the visual amenity of the area. The use of 

reflective cladding material on walls will not be permitted. Where the use of 

second hand buildings is proposed the application must accompanied by the 

following information: 

• Photographs clearly showing the condition from all four elevations of 

the building.  

An inspection report from a certified structural engineer or accredited building 

surveyor that the buildings are suitable for the proposed use and relocation. 

The transportable buildings shall match the type and 

appearance of existing buildings and meet NCC 

requirements. 

 

Accessibility Accessibility requirements established by Access to Premises Standard, the 

National Construction Code and the associated Australian Standards are to be 

addressed in the application. 

The current development has four (4) accessible units and 

associated parking as supported by an access consultant in 

a performance solution report. Refer to Access report in 

Appendix H. 
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To date no disabled person has needed to attend the 

facility or occupy an accessible unit, therefore the existing 

number of accessible units are considered satisfactory. 

Density Development shall be limited to a maximum of 100 beds per hectare. The subject site is 4.05ha. The proposed number of units is 

200 which equates to 50 units per hectare and complies 

with the density standard. 

Facilities  The accommodation facility is to provide the following facilities as a minimum: 

• Ablution facilities to be provided in each accommodation room 

including shower, toilet and wash basin connected to an approved 

effluent disposal system; 

• Communal laundry and associated facilities connected to an approved 

effluent disposal system; 

• A covered/ sheltered entry for each building; 

 

 

• An outdoor activity area of which part shall be shaded; 

• Adequate and secure storage space for workers, equipment and other 

material associated with the management and maintenance of the 

accommodation facility; 

• Adequate Lighting for pedestrian and vehicular safety and security 

throughout the complex. 

• Paved internal pedestrian access to and between all buildings and 

facilities is to be provided. 

 

Ensuite facilities form part of each accommodation unit they 

currently are and shall be connected to an approved 

effluent disposal system. 

Communal laundries exist and are connected to onsite 

effluent system. 

Awnings shall provide cover to entrances of each building 

to match existing. 

An outdoor area is located near the community hall. 

Adequate storage space exists at office area. 

 

Lighting exists and shall be extended to proposed units. 

 

Pathways exist and shall be extended to proposed unit. 

Traffic and 

Parking 
• Internal road and vehicular access provided in accordance with 

Australian Standard No. AS2890 Council standard. 

• Provision of one car parking space per room and one space per staff 

member in accordance with the car parking section of this DCP. 

 

 

 

No significant changes to road and vehicular access 

arrangements are proposed with this development. 

The proposal is for an increase to 200 units and there shall 

be a maximum of eight (8) staff onsite at any one time. 

Therefore, based on the development standard 208 parking 

spaces are required. 
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The proposed site plan indicates a total of 163 formal off-

street parking spaces shall be made available. A departure 

is sought to the development standard for parking and is 

considered justified based on the following: 

• A parking study was prepared for March 2023.  

The survey period was carried out over March 2023 and 

includes peak times and is considered an appropriate 

reflection of parking demand. 

The Parking study included both accommodation and 

staff take up rates. The study revealed that a maximum 

63.8% of parking spaces were occupied during the 

survey period. Refer to Image below typical example 

showing there are an abundant of available spaces. 

 

The reasons given for the reduced take up rate include 

workers arriving by means other than their own vehicles 

eg. flights and shuttle buses; workers coming to site in 

shared vehicles; workers parking at mine sites and 

standard occupancy rates.  

Refer to Appendix I for Traffic and Parking Study. 
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• Designated bus parking and collection/drop off area located within the 

development area with sufficient manoeuvring area to allow the bus to 

enter and leave the site in a forward direction. 

 

 

 

• Designated delivery areas. 

 

Therefore, based on a rounded-up demand of 75% in 

parking a total of (0.75 x 208) or 156 spaces is required 

and the proposed number of spaces at 163 comfortably 

meets the expected demand.  

 

The facility supports a small shuttle bus which operates 

twice a day morning and evening. One of the mines and a 

contractor also have shuttle buses. 

All buses are known to be 12 seaters and able to 

manoeuvre onsite to enter and leave in a forward direction. 

An existing delivery area is designated behind the 

kitchen/dining building. 

Services • Provision of a potable water supply capable of providing a minimum of 

140 litres per person per day. A lower daily minimum may be 

acceptable where the proposed development includes water saving 

measures such as recycling systems or non-potable water supply 

sources. 

• A water balance is to be submitted demonstrating that the proposed 

provisions for water and sewer services can be met by the 

development. 

• Demonstration of adequate water supply to maintain the 

accommodation facility including landscaping. 

• Where the facility is to connect to a reticulated system proved by the 

local authority, the applicant must demonstrate that the reticulated 

system can support the additional demand generated by the 

Temporary Workers Accommodation whilst allowing adequate capacity 

to service existing demand, demand to meet land already zoned within 

the Mid-Western Regional Development Control Plan Page 69 

catchment, uses already approved to connect to the reticulated service 

and land identified in the Comprehensive Land Use Strategy. 

The existing operation is provided with an approved and 

reliable water supply capable of meeting minimum 

standard, as currently taking place. 

 

Adequate services provision exists. 

 

The existing operation is supplemented by rainwater to 

assist with irrigating landscaping areas. 

 

N/A 
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• Provision of waste collection and where necessary entering into a 

waste disposal agreement with Council or an approved waste 

collection operator. 

• First aid facilities. 

There is a private waste arrangement. 

 

The existing development consists of an appropriately 

stocked first aid room. 

Landscaping A landscape plan should be provided with the application. Where possible, 

remnant vegetation should be retained. Landscaping should focus on: 

• Providing a buffer to surrounding land, in this case vegetation should 

consist a combination of mature trees and shrubs to achieve a visual 

buffer; 

• Providing privacy within the development; 

 

• Improving the residential amenity through the provisions of shade. 

• Consist mainly of native species or species that thrive in this locality. 

 

• At least 25% of the site should be open space. 

 

It will be a requirement of any development consent that the landscaping is to 

be maintained for the life of the development in accordance with the 

approved landscaping plan. 

The proposed additional units and laundry shall not be 

clearly visible from the street and is currently satisfactorily 

screened with existing landscaping. 

Landscaping is currently located between accommodation 

buildings. It is proposed to expand landscaping around 

proposed buildings for aesthetic as well as privacy impact. 

 

Shade is available, as required for workers. 

Existing landscaping focuses on native species that are 

water efficient. 

Open space area is at approximately 73% and therefore 

compliant. 

Landscaping is maintained by a groundsman and suitably 

qualified landscaper.  

Plan of 

Management 

The applicant shall provide a Plan of Management that shall form part of any 

approval granted by Council. The Plan shall address, but is not limited to, the 

following issues: 

• Identification of measures introduced to mitigate social impacts 

• Management of security and safety of tenants, community and 

surrounding residents. 

• Noise, dust, odour, light spill and litter 

• Potential conflict with adjoining owners/occupiers that may be affected 

by the operation of the accommodation facility. 

• The method of transport of the workers to the project site. 

A plan of management was submitted as part of the original 

development application. 

An operating manual is maintained by facility management. 

It is noted that the facility has been operating without any 

significant conflicts. 

Refer to management details in Appendix F. 
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• The consumption of alcohol at the accommodation facility (if 

applicable). 

• Where adjacent to a town or village, access to facilities. 

• Access to medical services 

• Method for the collection of waste within the site. 

• Emergency response procedures. 

• Soil, groundwater and surface water protection methods. 

• Details of signage at the entrance to the accommodation which is to 

include the following: 

o Site Manager / Operator 

o Specific Rules of the Accommodation site 

o Emergency Contact Details 

• Complaints Handling Procedure that will be publicly available and 

include a compliant contact phone number. 

Decommissioning  The application shall be accompanied by a Decommissioning Plan that shall 

form part of any approval granted by Council. The Plan shall address the 

following issues: 

• When the facility shall be decommissioned; 

• Works or facilities that shall remain in place following decommissioning 

• Details of the clean –up and rehabilitation of the site; 

• The proposed use of the site after decommissioning; and 

• The transfer to public ownership of any legacy infrastructure. 

A decommissioning plan was prepared as part of the 

original application. The Plan has been updated to reflect 

the proposed development and also the current lease 

arrangement with the Crown which is set to end in 2057. 

Refer to Appendix F. 

Developer 

Contributions 

Council will seek to negotiate planning agreements for major developments in 

accordance with s93F of the Environmental Planning and Assessment Act 

1979. Proposal involving less than 50 beds will be assessed in accordance with 

Council Section 94 Contributions Plan as commercial development. 

It is expected that contributions will be levied as originally 

conditioned, being 1% of the proposed contract value of 

the expansion. 
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5.6 Any Planning Agreement entered into 
No Planning Agreements entered into are known to exist in relation to the development or site. 

5.7 Any Matters Prescribed by the Regulations 
For the purposes of Section 4.15(1)(a)(iv) of the EP&A Act, Clause 61 of the Environmental 

Planning and Assessment Regulations 2021 (EP&A Regulations) specifies the additional matters a 

consent authority must take into consideration when determining a DA. No prescribed matters are 

considered relevant at this stage. 

5.8 Any Likely Impacts of the Development 

5.8.1 Context & Setting 

The subject site is in an established environment which is characterised by an existing temporary 

workers accommodation. 

The proposed development shall occur within the properties boundaries and maintain 

appropriate setbacks to ensure minimal impacts on neighbouring properties. 

The existing facility appears to operate well within the Ulan community. 

Therefore, the proposed development is considered to be consistent with existing developments 

and uses in the area shall not impact on the context or setting in the locality. 

5.8.2 Access, Transport & Traffic 

The proposed development is able to utilize existing access arrangements. 

In terms of transport, the longest vehicles accessing the site shall continue to be the water tanker 

(a large rigid truck) from next door followed by the 12 seater shuttle buses both of which are able 

to enter and leave the site in a forward direction. 

The proposed development is likely to result in a slight increase in traffic, however within the 

capacity of the existing road network and with sufficient off-street parking as described in Section 

5.5 of this report. Refer also to Traffic Study in Appendix I. 

5.8.3 Utilities 

All required services including water supply, onsite effluent management, electricity, stormwater 

management, and telecommunication infrastructure are available to the site and are capable of 

being extended to support the proposed additional units and laundry. Refer to Servicing Plans in 

Appendix E. 

5.8.4 Noise 

The proposed construction works shall generate some noise impact. The likelihood of noise 

becoming offensive can be minimised by adopting good work practices and adhering to normal 

construction hours. 

The operation is unlikely to introduce any significant noise impacts, keeping in mind the nature of 

shifts requires careful management of noise to ensure occupants receive adequate sleep at all 

hours. 
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5.8.5 Social & Economic Impacts in the Locality 

Social impacts of the proposal are considered to be positive, with up to 200 mining workers able 

to be accommodated nearby to the mines (within 5 - 10 minute’s drive) in a self-sufficient facility 

with all meals provided and recreational facilities on-site.  Individual accommodation cabins allow 

staff to have privacy for rest when required whilst the recreational facilities shall enable them to 

enjoy sport and barbecues with fellow staff.   

Improved accessibility to the mines and road safety for occupants of the proposal is another 

positive outcome.  Given the potential for 12-hour duration of work shifts at the mine, a fully 

serviced accommodation facility operation in this regard is considered highly favourable to 

workers compared with the alternative of existing accommodation in Mudgee approximately 

40km – 50km / up to 45 minutes’ drive away, or Gulgong at 30km – 40km away / up to 30 minutes 

drive. In particular, the mine camp will enhance road safety for mine workers and locals, 

eliminating the elevated risks of driver fatigue. 

Residents of Mudgee and Gulgong also benefit from potentially less pre-dawn traffic noise 

associated with mine workers leaving their accommodation in the early hours to drive to the mines 

for early shift start.  Likewise, night shift mine workers staying in the proposed workers 

accommodation may be less likely to be disturbed by daytime noise whilst asleep, than compared 

with accommodation in Mudgee and Gulgong. 

The facility has operated without any significant incident and in harmony with the local 

community. 

Economic impacts – The proposal shall generate employment for the construction and trade 

sectors with the additional development of the accommodation camp and its associated 

infrastructure. The development maintains job opportunities for its management and maintenance 

as a 24-hour operation, and provides occupant services including catering / cooking, health, 

fitness and transport.   

5.8.6 Bushfire  

The subject site is considered Category 2 bushfire prone land pursuant to the Mid-Western 

Regional Local Environmental Plan 2012 (the LEP) and the ePlanning Spatial Viewer.  

A BFAR has been prepared considering the proposed expansion against the latest Planning for 

Bushfire Protection 2019 (PBP) guidelines. The report recommends support of the proposal 

subject to recommendations much in line with the original General Terms of Approval issued by 

the Rural Fire Service. 

Refer to BFAR in Appendix B.     

5.8.7 Other 

There are no other issues such as flooding, flora/fauna, or heritage that would significantly impact 

upon the development. 
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5.9 Suitability of the Site for the Proposed Development 
The suitability of the site for the proposed development has been addressed in the above 

sections of this report. There are no prohibitive constraints posed by adjacent developments. 

There does not appear to be any zoning, planning, or environmental matters that should hinder 

the proposed development of the site. In this regard, it can be concluded that the proposal fits 

into the locality and the site attributes are conducive for the development. 

There are no prohibitive constraints posed by the site which is cleared land with existing sealed 

road access and no land use conflict with adjacent development; utilities and services are 

available and adequate for the site; the adjacent mine operation and associated development 

does not pose any known environmental or health hazards to the proposed site and noise levels 

will not affect the development or adjoining lands.   

5.10 The Public Interest 
The proposal is unlikely to create any negative impacts on the amenity of the area and is therefore 

deemed to be positive in terms of the public interest. 

The temporary mine workers accommodation camp and its location near existing mines in the 

Ulan area is considered beneficial to the local community by reducing high demand on the local 

housing market for short term accommodation.   

The proposal importantly shall reduce traffic along Ulan Road associated with mine workers 

travelling to and from the mines and reduce associated risk of driver fatigue related accidents.   

Accordingly, the proposal is considered within the public interest.  
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6 CONCLUSION 

Since opening Ulan Village Green as the temporary workers accommodation is known has 

operated successfully without any significant incident. Reviews from clients are complimentary and 

long-term accommodation leases with nearby mining operations have been secured.  

It is recommended that the proposed modification to DA0135/2012 to expand the existing Ulan 

Village Green temporary workers accommodation, on Lot 32 DP 750773, commonly known as 94 

Main Street, be supported as the development as modified would remain substantially the same 

development as the development for which consent was originally granted on the following 

grounds: 

• The proposal is considered acceptable in terms of the provisions of Section 4.55(1A) of the 

Environmental Planning and Assessment Act 1979; 

• The proposal is permissible with consent and consistent with the relevant development 

standards and provisions of the Mid-Western Regional Local Environmental Plan 2012; 

• The proposal complies with the relevant provisions of the Mid-Western Regional 

Development Control Plan 2013; 

• The proposed development is expected to create job opportunities and a positive 

economic impact for Ulan, and Mid-Western areas; and 

• The proposed development is considered suitable for the surrounds. 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

  18/05/2023 

Ref: 17239-PR02_A       
34 

 

7 REFERENCES 

The following key references were utilised as part of this assessment: 

• AHIMS 

• Mid-Western Regional Council Development Control Plan 2013 

• Mid-Western Regional Local Environmental Plan 2012 

• NSW Government Spatial Services 2021 

• State Environmental Planning Policy ((Industry and Employment) 2021 



 

 

 

  

 

 

 

 

 

APPENDIX A  
DP & Survey Plan 

 

 

 

 



Req:E283532 /Doc:CP 3373-1570 /Rev:5-Nov-2008 /Sts:OK.OK /Prt:08-Sep-2011 15:47 /Pgs:ALL /Seq:1 of 1
Ref:17239 /Src:T



PF2PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2PF2
PF2

PF2

PF2

PF2

PF2

PF2PF2
PF2

PF2

PF2

PF2

PF2

PF2PF2
PF2

PF2

PF2

PF2

PF2

PF2PF2
PF2

PF2

PF2

PF2

PF2

PF2PF2
PF2

PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF2

PF2
PF2
PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF1
PF1

PF1
PF1

PF2

PF2
PF2

PF2
PF2

PF2
PF2

PF2

PF1

PF2

PF2

PF1
PF1

PF1
PF1

PF2

PF2
PF2

PF2
PF2

PF2
PF2

PF2

PF1

PF2

PF2

PF2
PF2

PF2
PF2

PF2
PF2

PF2
PF2

PF2
PF2

PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF2
PF2

PF2
PF2

PF2
PF2

PF1

PF1

PF1

PF1

PF1

PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF1

PF1

PF1

PF1

PF1

PF2

PF2 PF2

PF2

PF2

PF2

PF2
PF2

PF2

PF2
PF1

PF1

PF1

PF1

PF1

PF1
PF1

PF1
PF1 PF1

PF1
PF1

PF1 PF1
PF1

PF1
PF1

PF1
PF1

PF1
PF1 PF1

PF1
PF1

PF1

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1
PF1PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1
PF1PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1
PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1
PF1PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF2

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1
PF1PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1 PF1

PF1

PF1
PF1

PF1PF1
PF1

PF1
PF1 PF1

Certification

Revision

THIS DRAWING IS TO BE READ IN CONJUNCTION
WITH GENERAL BUILDING DRAWINGS,

SPECIFICATIONS & OTHER CONSULTANTS
DRAWINGS APPLICABLE TO THIS PROJECT. ALL
DIMENSIONS IN MILLIMETRES. DO NOT SCALE.
DIMENSIONS TO BE CHECKED ON SITE BEFORE

COMMENCEMENT OF WORK. REPORT
DISCREPANCIES TO BARNSON PTY LTD.

NO PART OF THIS DRAWING MAY BE REPRODUCED
IN ANY WAY WITHOUT THE WRITTEN PERMISSION

OF BARNSON PTY LTD.

Client:

Project:

Drawing Title:
Drawing Number

BARNSON PTY LTD
t
e

1300 BARNSON (1300 227 676)
generalenquiry@barnson.com.au

w www.barnson.com.au

Rev Date Amendment

Bathurst | Dubbo | Mudgee | Sydney | Tamworth

Survey

Check

Drawn

Original Sheet
Size = A1 17239_L02 C

ON EDGE PTY LTD

PROPOSED CAMP VILLAGE
94 MAIN STREET
ULAN, NSW, 2850

IDENTIFICATION SURVEY SKETCH
SHOWING LOCATIONS OF PAD FOOTINGS

RB

JC

RB

A 18/07/2019 ISSUED TO CLIENT
B 23/07/2019 UPDATED WITH OFFSETS
C 20/04/2023 STAGES 3&4 ADDED

ISSUED TO CLIENT

5

SCALE  1:1000(A3)

0 10 20 30 40 50

SCALE  1:500(A1)

5

0 10 20 30 40 50

N

M

G

A

NOTES:

· TITLE BOUNDARIES WERE NOT MARKED AS PART OF THIS SURVEY.

M
AI

N
ST

RE
ET

LOT 32
DP 750773

LOT 7003

DP 1024848

LOT 31

DP 655483

GO
UL

BU
RN

RI
VE

R

PF2

PF1

KEY

DENOTES PAD FOOTING - TYPE PF1

DENOTES PAD FOOTING - TYPE PF2

FOR FURTHER PAD FOOTING DETAILS PLEASE SEE PLAN

17239-BIC-1 BY BARNSON

BA
NK

IS

BO
UN

DA
RY

( N
OT

SU
RV

EY
ED

 )

81.41m   APPROX

2
8
.
1
m

 
 
 
A

P
P
R
O
X

4

0.03m

   A

P

P

R

O

X

Registered Land Surveyor (#8745)
Barnson Pty. Ltd



 

 

 

  

 

 

 

 

 

APPENDIX B  
Bush Fire Assessment Report 
(BFAR) 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Bush Fire Assessment 

Report 
Temporary Workers 

Accommodation 
94 Main Street 

Ulan 
 

(Our Reference: 17239-BR02_A) 
© Barnson Pty Ltd 2023. Confidential. 

 

 



 

 

 

 
i Reference: 17239-BR02_A 

 

Disclaimer 

 
This report has been prepared solely for Long Neck Developments (the client) in accordance with 
the scope provided by the client and for the purpose(s) as outlined throughout this report. 
Barnson Pty Ltd accepts no liability or responsibility for or in respect of any use or reliance upon 
this report and its supporting material by anyone other than the client. 
 

Report Title: Bush Fire Assessment Report – DA modification 

Project Name: Temporary Mine Workers Accommodation  

Client: Long Neck Developments 

Project No. 17239 

Report Reference 17239-BR02_A 

Date: 15/5/2023 

Revision: Final 

 

Prepared by: Reviewed by: 

 

 

Seb Minehan 

B. Human Geog UOW, U/G Urb. Reg. Plan 
U/G Town Planner 

Jim Sarantzouklis  
B. Arts, Grad. Dip. Urb. Reg. Plan, Dip. EH&B 
Surveying, MAIBS MEHA RPIA 
Director 

 

 

 



 

 

 

 
ii Reference: 17239-BR02_A 

 

LIST OF CONTENTS 

1 INTRODUCTION ...................................................................................................................... 1 

1.1 Background .................................................................................................................. 1 

1.2 Proposed Development ............................................................................................... 1 

1.3 Legislative Requirements ............................................................................................. 1 

1.3.1 Environmental Planning and Assessment Act 1979 ............................................. 1 

1.3.1.1 Integrated Development ............................................................................... 1 

1.3.1.2 Bush Fire Prone Land .................................................................................... 1 

1.3.1.1 Rural Fires Act 1997 ...................................................................................... 2 

1.3.1.2 Planning for Bush Fire Protection .................................................................. 2 

2 THE SITE & ITS SURROUNDS................................................................................................... 3 

2.1 Site Location ................................................................................................................. 3 

2.2 Site Details ................................................................................................................... 3 

2.3 Environmental Considerations ..................................................................................... 4 

2.3.1 Environmentally Significant Features ................................................................... 4 

2.3.2 Threatened Species, Populations and Ecological Communities ........................... 4 

2.3.3 Indigenous Heritage ............................................................................................. 4 

3 BUSH FIRE ASSESSMENT ........................................................................................................ 5 

3.1 Methodology ................................................................................................................ 5 

3.2 Bush Fire Fuels ............................................................................................................. 5 

3.3 Topography .................................................................................................................. 8 

3.4 Fire Weather Area ........................................................................................................ 9 

3.5 Asset Protection Zone Determination .......................................................................... 9 

3.6 Bushfire Attack Level Assessment .............................................................................. 10 

4 BUSH FIRE PROTECTION MEASURES .................................................................................... 12 

4.1 Introduction ............................................................................................................... 12 

4.2 Aims and Objectives of PBP ........................................................................................ 12 

4.3 Objectives for SFPP Developments ............................................................................ 13 

4.4 Asset Protection Zones............................................................................................... 13 

4.5 Landscaping................................................................................................................ 14 

4.6 Construction Standards .............................................................................................. 15 

4.7 Access Standards ........................................................................................................ 15 

4.8 Water Supplies ........................................................................................................... 16 

4.9 Electricity and Gas Services ........................................................................................ 17 

4.10 Emergency Management Planning ........................................................................ 17 

5 RECOMMENDATIONS .......................................................................................................... 19 

6 CONCLUSION ....................................................................................................................... 21 

7 REFERENCES ......................................................................................................................... 22 

 



 

 

 
iii Reference: 17239-BR02_A 

 

APPENDICES 

Appendix A – Survey Plan 

Appendix B – Original DA consent 

Appendix C – Development Plans 

Appendix D – Clause 45 Checklist 

Appendix E – Fire Evacuation Plan 

 

LIST OF TABLES 

Table 1 - Asset Protection Zone Determination ........................................................................... 10 

Table 2 – BAL Inputs .................................................................................................................... 11 

Table 3 – Bush Fire Attack Levels ................................................................................................. 11 

Table 4 – Asset Protection Zones ................................................................................................. 13 

Table 5 - Landscaping .................................................................................................................. 14 

Table 6 – Construction Standards ................................................................................................ 14 

Table 7 – Access Standards .......................................................................................................... 15 

Table 8 – Water Supplies ............................................................................................................. 15 

Table 9 – Electricity and Gas Services .......................................................................................... 16 

Table 10 – Emergency Management ........................................................................................... 17 

LIST OF FIGURES 

Figure 1 – Bush Fire Prone Land Map ............................................................................................ 2 

Figure 2 – Site Location ................................................................................................................. 3 

Figure 3 – Zoning Map ................................................................................................................... 4 

Figure 4 – Vegetation Classification ............................................................................................... 5 

Figure 5 – Topography ................................................................................................................... 9 

 

LIST OF PLATES 

Plate 1 – Plot 1 ............................................................................................................................... 6 

Plate 2 – Plot 1 ............................................................................................................................... 6 

Plate 3 – Plot 2 ............................................................................................................................... 6 

Plate 4 – Plot 2 ............................................................................................................................... 6 

Plate 4 – Plot 3 ............................................................................................................................... 7 

Plate 6 – Plot 4 ............................................................................................................................... 7 

Plate 7 – Plot 4 ............................................................................................................................... 7 

Plate 8 – Plot 5 ............................................................................................................................... 8 

Plate 9 – Plot 6 ............................................................................................................................... 8 



 

 

 

 
1 Reference: 17239-BR02_A 

 

1 INTRODUCTION 

1.1 Background 

This Bush Fire Assessment Report (BFAR) has been prepared to accompany a Development 

Application (DA) modification for the expansion of an existing temporary workers 

accommodation camp on Lot 32 DP750773, known as 94 Main Street, Ulan. Refer to latest Survey 

Plan in Appendix A. The purpose of this report is to provide a bushfire assessment for the 

proposed development in accordance Planning for Bushfire Protection 2019 (PBP).  

1.2 Proposed Development 

The Subject Site is afforded with existing approval relating to Temporary Workers 

Accommodation (DA0135/2012) which supported 144 single bedroom residential units provided 

in blocks of 4 units per accommodation block building and other communal infrastructure. Please 

refer to the original consent in Appendix B. The proposed development involves the construction 

of 56 additional accommodation rooms and associated infrastructure on the subject site. The site 

plan of the proposed development has been provided in Appendix C of this report.  

1.3 Legislative Requirements 

1.3.1 Environmental Planning and Assessment Act 1979 

1.3.1.1 Integrated Development 

It is noted the original DA was considered integrated development by virtue of Section 

4.46 of the Environmental Planning and Assessment Act 1979 (EP&A Act) and required 

both development consent and authorisation under Section 100B (Bushfire Safety 

Authority) of the Rural Fires Act 1997 in order for it to be carried out. Therefore, the 

proposed modification is required to be referred back to the Rural Fire Service (RFS) under 

Clause 109 of the Environmental Planning and Assessment Regulation 2021 for 

authorisation. 

1.3.1.2 Bush Fire Prone Land 

The subject site is designated as bush fire prone land, pursuant to Section 10.3 of the 

EP&A Act. The site is identified as containing Vegetation Category 2 on the Bush Fire Prone 

Land Map as shown in Figure 1 below.  
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Source: (NSW Planning & Environment, 202) 

Figure 1 – Bush Fire Prone Land Map 

1.3.1.1 Rural Fires Act 1997 

Section 100B of the Rural Fires Act 1997 (RF Act) requires a Bush Fire Safety Authority to 

be obtained before developing bushfire prone land for certain purposes. These purposes 

include development of bush fire prone land for a Special Fire Protection Purpose, which 

encompasses the proposed development. 

Clause 45 of the Rural Fires Regulation 2022 outlines the requirements for inclusion in 

any application for a Bush Fire Safety Authority. This report has been prepared to provide 

the information required by Clause 45. A checklist for the Clause 45 matters is provided 

in Appendix C. 

1.3.1.2 Planning for Bush Fire Protection 

The New South Wales’s Rural Fire Service’s (RFS) Planning for Bush Fire Protection 2019 

(PBP) applies to DAs in bush fire prone land.  

This report has been prepared to address the requirements of PBP, specifically as a Special 

Fire Protection Purpose (SFPP). Considering the nature of the development proposal, a 

merits-based assessment of PBP has also been undertaken.  
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2 THE SITE & ITS SURROUNDS 

2.1 Site Location 

The site is located in the Ulan locality north-east of Gulgong, as shown in Figure 2 below in the 

Mid-Western Regional Local Government Area.  

 

Figure 2 – Site Location 

2.2 Site Details 

The site is comprised of Lot 32 DP 750773 and has an approximate area of 4ha. Refer to the Detail 

Survey provided in Appendix A of this report.  

The site has direct frontage to Main Street. The site is populated with buildings and structures 

associated with the existing temporary workers accommodation.  

The site is zoned RU1 – Primary Production pursuant to the provisions under the Mid-Western 

Regional Local Environmental Plan 2012 (the LEP) as shown in Figure 3. The surrounding area is 

general primary production, village land uses, and the Goulburn River. 
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Figure 3 – Zoning Map 

2.3 Environmental Considerations 

2.3.1 Environmentally Significant Features 

No matters of environmental significance have been identified for the site and there are 

no known areas of high biodiversity on the site or within proximity.  

2.3.2 Threatened Species, Populations and Ecological 

Communities 

No ecological assessments are known to have been undertaken for the site. The site is 

however heavily disturbed as a result of the current land uses. 

2.3.3 Indigenous Heritage 

An Aboriginal Heritage Information Management System (AHIMS) search was undertaken 

for the site which revealed that no items of Indigenous heritage have been recorded as 

being identified on the site, however eight (8) Aboriginal Sites were located within 200m 

of the Subject Site. All identified sites have been located in a northerly direction of the 

subject site. Given the current use of the subject site and the nature of the development 

being wholly located within the site’s boundaries. It can be considered that the proposed 

development will not impact on the existing Aboriginal Sites located outside the 

property’s boundaries. 
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3 BUSH FIRE ASSESSMENT 

3.1 Methodology 

The methodology utilised for the bush fire assessment is outlined in A1.1 of the PBP. The following 

provides the required information in accordance with the methodology. 

3.2 Bush Fire Fuels 

Pursuant to Appendix 1 of PBP, all vegetation within 140m of the site (assessment area) has been 

classified in accordance with Ocean Shores to Desert Dunes (Keith, 2004) and Figure 2.3 of 

AS3959. Photographs of the vegetation from the site inspection carried out on 26 April 2023 as 

identified in Figure 4 are provided in the following plates for each assessment plot.  

 

Figure 4 – Vegetation Classification 
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Plot 1 

Existing Classification: Managed Vegetation 

Post Development Classification: Managed Vegetation 

Description: Car Park, entrance to site, and part of the Ulan 

Water depot. 

  

Plate 1 – Plot 1 Plate 2 – Plot 1 

Plot 2 

Existing Classification: Managed vegetation 

Post Development Classification: Managed vegetation 

Description: 50m of managed vegetation between start of 

buildings and vegetation associated with Goulburn 

River. Land partially includes septic irrigation area. 

  

Plate 3 – Plot 2 Plate 4 – Plot 2 
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Plot 3 

Existing Classification: Woodland 

Post Development Classification: Woodland 

Description: Existing vegetation along the boundary bordering 

the Goulburn River. Land also partially includes 

managed septic irrigation area. 

 

Plate 5 – Plot 3 
 

Plot 4 

Existing Classification: Managed Vegetation 

Post Development Classification: Managed Vegetation 

Description: Existing dwelling to the north and cleared area 

between development and northern fence line. 

  

Plate 6 – Plot 4 Plate 7 – Plot 4 
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Plot 5 

Existing Classification: Woodland 

Post Development Classification: Woodland 

Description: Vegetation west of the Main Street Road reserve. 

 

Plate 8 – Plot 5 

Plot 6 

Existing Classification: Managed Vegetation 

Post Development Classification: Managed Vegetation 

Description: Managed vegetation within Road Reserve. 

 

Plate 9 – Plot 6 

3.3 Topography 

Pursuant to Appendix 1.4 of PBP, contour data has been sourced from the NSW Spatial 

Information Exchange Mapping system. The contour data was verified by ground truthing during 

the site inspection. The land has a slight slope from west to east, towards the Goulburn River. 

Refer also to Figure 5.  
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Source: (NSW Government Spatial Services, 2023) 

Figure 5 – Topography 

3.4 Fire Weather Area 

The subject site is located within the Mid-Western Regional LGA. Pursuant to Table A1.6 of the 

PBP, the relevant Forest Fire Danger Index (FFDI) for the site is 80.  

3.5 Asset Protection Zone Determination 

The relevant Asset Protection Zones (APZ) are to be determined based on Table A1.12.1 of PBP 

(minimum distances for APZs – SFPP developments). Accordingly, an assessment is provided in 

Table 1 below.  

Table 1 – Asset Protection Zone Determination 

Plot Vegetation Class Effective Slope APZ 

1 Managed vegetation Downslope 0-50 N/A* 

2 Managed vegetation Downslope 0-50 N/A* 

3 Woodland Downslope 0-50 50m 

4 Managed vegetation Upslope/flat N/A* 

5 Woodland Upslope/flat 42m 

6 Managed vegetation Upslope/flat N/A* 

*Refer to Page 112 of PBP 2019 for requirement for Managed Land.  
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Plots 1, 2, 4, and 6, are considered urban environments (Road Reserve, temporary miners 

accommodation/car parking, dwelling, and managed vegetation associated with the 

accommodation) and are managed, therefore an APZ is generally not required for these plots. As 

per the existing development, an existing APZ is approved which is 40m (in perpetuity). The 

existing 40m is achieved by the following; to the north and east, land within 40m is currently 

cleared managed space. To the south, land within 40m is managed land, being the Ulan Water 

business premises; and to the west land within 40m of the development comprises parking 

hardstand to service the development. 

3.6 Bushfire Attack Level Assessment 

Table 6.8a of PBP 2019 (Page 56) states that a construction level of BAL-12.5 under AS3959 is 

applied for SFPP developments. However, considering that nature of the development, an 

assessment against Table A1.12.6 of PBP is considered necessary.  

The inputs used in the calculation of the BAL are outlined in Table 2 below. The relevant BAL is 

applicable to the proposed buildings on the site. 

Table 2 – BAL Inputs 

Requirement Input Used 

Relevant FDI (table 2.1 of AS3959) 80 

Classified vegetation As per Section 3.2 of this report, Keith (2004) and 

Figure 2.3 of AS3959. 

Separation Distance As provided below. 

Effective Slope As per Table 1. 

Using the inputs outlined above, the BAL has been calculated for each of the Plots identified in 

Section 3.2.  

Table 3 – Bushfire Attack Levels 

Plot Vegetation Class Separation Distance 

(adopted 20m APZ) 

Effective Slope BAL 

1 Managed Vegetation  N/A Downslope 0-50 N/A 

2 Managed vegetation N/A Downslope 0-50 N/A 

3 Woodland 50m Downslope 0-50 BAL-12.5 

4 Managed vegetation N/A Upslope/flat N/A 

5 Woodland 42m Upslope/flat BAL-12.5 

6 Managed vegetation N/A Upslope/flat N/A 

Worst Case BAL  BAL-12.5 
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The worst case and therefore the applicable BAL for the proposed development is BAL-12.5. The 

relevant construction standards for BAL-12.5 are outlined in Sections 3 and 5 of AS3959. 

The BAL does not apply to any class 10a storage sheds/structures unless they are positioned 

within 6m of the Temporary Workers Accommodation. 
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4 BUSH FIRE PROTECTION MEASURES 

4.1 Introduction 

The proposed development is similar to being a Special Fire Protection Purpose (SFPP) (hotel, 

motel or other tourist accommodation), however noting that the workers are generally assigned 

to the same accommodation room for extended periods and are familiar with the environment 

and existing fire safety measures, which was not realised during the original application, 

notwithstanding  the development is required to comply with the Bush Fire Protection Measures 

(BFPM) outlined in Section 6.8 of PBP. This section of the report assesses the relevant BFPMs. 

There are eight key BFPMs outlined by PBP for SFPP development: 

• Asset Protection Zones; 

• Landscaping; 

• Construction Standards; 

• Access; 

• Water Supply; 

• Electrical Services; 

• Gas Services; and 

• Emergency management Planning. 

The relevant BFPMs are addressed throughout Section 4 of this report. 

4.2 Aims and Objectives of PBP 

The aim of PBP is: 

to provide for the protection of human life and minimise impacts on property from the threat of 

bush fire, while having due regard to development potential, site characteristics and protection of 

the environment. 

The specific objectives of PBP are to: 

• afford buildings and their occupants protection from exposure to a bush fire;  

• provide for a defendable space to be located around buildings;  

• provide appropriate separation between a hazard and buildings which, in combination with other 

measures, prevent the likely fire spread to buildings;  

• ensure that appropriate operational access and egress for emergency service personnel and 

occupants is available;  

• provide for ongoing management and maintenance of BPMs;  

• and ensure that utility services are adequate to meet the needs of firefighters. 
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The proposal has considered radiant heat levels of less than 29W/m2 to avoid flame contact, that 

would provide for appropriate separation to the hazards. The development in conjunction with 

the bush fire protection measures will provide for safe operational access and egress for 

emergency services personnel and patrons as well as sufficient water supply. Therefore, the 

proposed development is considered to be consistent with the objectives of PBP. 

4.3 Objectives for SFPP Developments 

Section 6.2 of PBP contains the specific objectives for special fire protection purposes: 

• Minimise levels of radiant heat, localised smoke and ember attack through increased APZ, building 

design and siting; 

• Provide an appropriate operational environment for emergency service personnel during 

firefighting and emergency management; 

• Ensure the capacity of existing infrastructure (such as roads and utilities) can accommodate the 

increase in demand during emergencies as a result of the development; and 

• Ensure emergency evacuation procedures and management which provides for the special 

characteristics and needs of occupants. 

In being consistent with the BFPMs, the proposed development complies with objectives for SFPP 

developments, as outlined above. 

4.4 Asset Protection Zones  

The following table outlines the Performance Criteria and associated Acceptable Solutions for the 

APZ BFPM in accordance with Table 6.8a of PBP. A merit based assessment has been undertaken 

below. 

Table 4 Asset Protection Zones  

Performance Criteria Acceptable Solution/Comment Compliance 

Radiant heat levels of 

greater than 

10kW/m2 (calculated 

at 1200k) will not be 

experienced on any 

part of the building.  

As discussed in Section 3.5 of this report, the following APZs are 

applied for: 

• Plot 3 – 50m 

• Plot 5 – 42m 

Plot 3 is situated between the Goulburn River and Plot 2 (which 

is approximately 50m of managed land which also includes land 

utilised for an irrigation area, which will continue to be 

required). Therefore, Plot 2 can be considered to form a suitable 

asset protection zone on the eastern side of the development.  

Plot 5 is located on the western side of the Main Street Road 

reserve (Plot 6) and it measures at a distance of approximately 

30m from Plot 1 (Managed Area – Car Park).  

✓ 
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Therefore, the road reserve in addition to Plot 1 are considered 

to be existing APZs and deemed sufficient protection for the 

development. The road is frequently maintained by council.  

Along with the above recommendations, the existing APZ which 

is provided to the existing development will be retained for 

future development. 

All other areas/Plots are appropriately managed in accordance 

with the Managed Land requirements under PBP (Page 112). 

APZ maintenance is 

practical, soil stability 

is not compromised 

and the potential for 

crown fires is 

minimised. 

There are no lands within the proposed APZ with a slope 

exceeding 18 degrees.    

✓ 

APZs are maintained 

to prevent the spread 

of fire to the building.  

The APZ is provided 

in perpetuity.  

The applicable APZs are considered as urban development uses, 

being a car park/road reserve, managed land, and further 

manoeuvring areas/Ulan Water Depot. Therefore, it is assumed 

that these areas will continue to be managed in accordance with 

APZ requirements to ensure appropriate protection for the 

proposed development.    

✓ 

4.5 Landscaping  

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Landscaping in accordance with Table 6.8a of PBP. A merits based approach of the PBP 2019 has 

been undertaken given the circumstances of the development. 

Table 5 Landscaping 

Performance Criteria Acceptable Solution/Comment Compliance 

Landscaping is 

designed and 

managed to minimise 

flame contact and 

radiant heat to 

buildings, and the 

potential for wind-

driven embers to 

cause ignitions.  

Landscaping on site is established and maintained in accordance 

with Appendix 4 of the PBP. There shall be no branches 

overhanging roofs, and continuous tree canopies are to be 

avoided.  

Any proposed fencing shall be constructed in accordance with 

Section 7.6 of PBP. 

✓ 
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4.6 Construction Standards 

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Construction Standards in accordance with Table 6.8a of PBP. A merits based approach of the PBP 

2019 has been undertaken given the circumstances of the development. 

Table 6 Construction Standards  

Performance Criteria Acceptable Solution/Comment Compliance 

The proposed building 

can withstand bush fire 

attack in the form of 

embers, radiant heat 

and flame contact. 

As detailed in Section 3.6, the worst case and therefore the 

applicable BAL for the proposed development is BAL-12.5.  

BAL 12.5 Construction (Section 3 and 5 of AS3959) is required 

for the development OR in accordance with the NASH 

Standard and Section 7.5 of PBP. 

✓ 

4.7 Access Standards 

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Access in accordance with Table 6.8b of PBP. It has been considered on a Merits Based approach. 

Table 7 Access  

Performance Criteria Acceptable Solution/Comment Compliance 

Firefighting vehicles are 

provided with safe, all-

weather access to 

structures and hazard 

vegetation. 

Access throughout the site shall be designed and 

constructed as follows: 

• Two-wheel drive, all weather access roads and 

internal driveways; 

• Any traffic management devices shall not prohibit 

access for emergency service vehicles; 

• Turning areas shall be established in accordance 

with Appendix 3 of PBP; 

• Existing access is sufficient for firefighting vehicles. 

✓ 

The capacity of access 

roads is adequate for 

firefighting vehicles. 

The capacity of the proposed driveways and 

parking/manoeuvrability areas will be sufficient to carry fully 

loaded firefighting vehicles up to 23 tonnes. No bridges or 

causeways are required.  

✓ 

There is appropriate 

access to water supply. 

Water is available to the development.   ✓ 

Perimeter Road Given the urban locality of the proposed development, it is 

considered that a perimeter road is not required in this 

instance. The proposed access point and onsite 

manoeuvrability shall provide for safe access for fire fighting 

vehicles and evacuation for residents and staff.  

N/A 



 

 

 
16 Reference: 17239-BR02_A 

 

Non-Perimeter Road An internal road is proposed within the carparking and 

manoeuvrability area. This road shall provide suitable access 

and egress for firefighting vehicles while occupants are 

evacuating. A dedicated evacuation point is recommended 

to ensure this internal road is kept clear at all times. 

✓ 

4.8 Water Supplies  

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Water supply in accordance with Table 6.8c of PBP. 

Table 8 Water Supply 

Performance Criteria Acceptable Solution/Comment Compliance 

An adequate water 

supply is provided for 

firefighting purposes.  

The proposed development site has been afforded with 

existing water supply through tanks which are utilised to 

harvest stormwater. It is utilised to irrigate garden areas 

surrounding buildings; and grey water recycling for laundry 

and toilet flushing. An onsite effluent irrigation area is 

situated to the east which provides further potential fire 

protection. Further, there is an existing agreement with Ulan 

Water (neighbouring lot) to which potable water is supplied 

to the site. The existing system in place will be retained and 

is considered suitable for the expansion proposed. 

✓ 

Water supplies are 

located at regular 

intervals; and the water 

supply is accessible and 

reliable for firefighting 

operations. 

The water supply shall be easily accessible for fire fighting 

vehicles.  

✓ 

Flows and pressure are 

appropriate. 

The existing systems in place are considered suitable for the 

proposed expansion. The buildings are all below 500m²and 

separated allowing access for fire fighting purposes. 

✓ 

The integrity of the 

water supply is 

maintained.  

All above-ground water service pipes including taps etc shall 

be constructed of metal material. 

✓ 

Water supplies are 

adequate in areas where 

reticulated water is not 

available.   

Adequate supply of water has been made available via 

existing water tanks, and potable water supply from Ulan 

Water. In the event of a fire, there is adequate connection 

available to the water tanks with some water reserved for 

firefighting. 

✓ 
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4.9 Electricity and Gas Services  

The following table outlines the Performance Criteria and associated Acceptable Solutions for the 

Electricity and Gas Services in accordance with Table 6.8c of PBP. 

Table 9 Electricity and Gas Services 

Performance Criteria Acceptable Solution/Comment Compliance 

Location of electricity 

services limits the 

possibility of ignition of 

surrounding bush land or 

the fabric of buildings. 

No new powerlines are required. Power connection to units 

shall be underground. 

Vegetation around existing/new transmission lines are to be 

maintained in accordance with the specifications in ISSC3 

Guideline for Managing Vegetation Near Powerlines.  

✓ 

Location and design of 

gas services will not lead 

to ignition of 

surrounding bushland or 

the fabric of buildings.  

The structures are to be connected to bottled gas (if 

required). The following recommendations are provided: 

• Installed and maintained in accordance with AS/NZS 

1596:2004 with metal piping used; 

• All fixed cylinders are to be kept clear of flammable 

materials to a distance of 10m; 

• All connections to be metal construction; 

• Safety valves are to be directed away from the building 

and at least 2m away from any combustible material; 

• Polymer-sheathed flexible gas supply lines are to be 

used; 

• Aboveground gas service pipes external to the building 

are to be metal. 

✓ 

4.10 Emergency Management Planning 

The following table outlines the Performance Criteria and associated Acceptable Solutions for 

Construction Standards in accordance with Table 6.8d of PBP. 

Table 10 Construction Standards  

Performance Criteria Acceptable Solution/Comment Compliance 

A Bush Fire Emergency 

Management and 

Evacuation is prepared. 

A Bush Fire Emergency Management and Evacuation Plan is 

to be prepared in accordance with RFS requirements, 

AS3745:2010 and AS4083:2010. The plan should include 

planning for early relocation of occupants. Refer to existing 

Fire Plan in Appendix E.  

✓ 

Appropriate and 

adequate management 

arrangements are 

An Emergency Planning Committee is required to be 

established for the facility who will consult with residents 

✓ 
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established for 

consultation and 

implementation of the 

Bush Fire Emergency 

Management and 

Evacuation Plan. 

and staff in developing and implementing an Emergency 

Procedures Manual.  

Details of all emergency assembly areas including on site and 

off-site arrangement shall be established, and an annually 

emergency evacuation is to be conducted. Refer to existing 

Fire Plan in Appendix E. 
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5 RECOMMENDATIONS 

The assessment of the proposed development carried out in this report has assumed the 

development will be carried out in accordance with a number of bush fire protection measures 

(BFPMs). The following provides a summary of the BFPMs that must be incorporated into the 

development to ensure it best protects the development from the effects of bushfire in 

accordance with the requirements of PBP and other best practice guidelines. 

• Asset Projection Zone/Defendable Space: 

▫ It is recommended that at least 42m of managed land be maintained as an Asset 

Protection Zone in a westerly direction of the development; 

▫ It is recommended that 50m of managed land in an easterly direction (towards plot 

3) continue to be managed as an Asset Protection Zone; 

▫ The site is to be managed in accordance with Appendix 4 of PBP; 

• Landscaping: 

▪ Landscaping shall be established and maintained in accordance with Appendix 

4 of PBP and the applicable Asset Protection Zone Standards; 

▪ There shall be no branches overhanging the roof of any proposed structures 

and new plantings shall be established to ensure that there is no continuous 

tree canopies; 

▪ Any proposed fencing shall be constructed in accordance with Section 7.6 of 

PBP. 

▪ Any future proposed landscaping should aim to; prevent flame impingement 

on the buildings; provide a defendable space for property protection; reduce 

fire spread; deflect and filter embers; provide shelter from radiant heat; and 

reduce wind speed. 

• Construction Standards: 

▪ The proposed development is to be constructed to a BAL-12.5 standard and 

in accordance with PBP/AS 3959:2009. The BAL does not apply to class 10a 

storage structures unless positioned within 6m of any proposed 

accommodation buildings. 

▪ Any class 10a structure positioned within 6m of the temporary 

accommodation buildings shall be constructed in accordance with BAL-12.5 

standards. 

• Access 

▫ Access to water connections shall be kept clear at all times; 

▫ Any traffic management devices shall not prohibit access for emergency 

vehicles; 

▫ Turning areas as shall be established in accordance with Appendix 3 of PBP; 
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▫ The access roads shall be constructed to be capable of carrying a fully loaded 

firefighting vehicle up to 23 tonnes; 

▫ All internal roads are to be at least 3.5m in width and no bridges or causeways 

are to be constructed, however if required, shall be constructed and 

maintained in accordance with PBP provisions. 

▫ A dedicated evacuation point is recommended to ensure this internal road is 

kept clear at all times; 

▫ No tree plantings or obstructions shall occur on either side of the access roads 

that would prohibit access to and from the site in the event of fire. 

• Services 

▫ Water: 

▪ Adequate supply of water onsite from tanks is be provided for firefighting 

purposes at all times. 

▪ Water supply will continue to be utilised from existing water tanks and is 

considered suitable to service the additional development. 

▪ All aboveground water service pipes including taps etc shall be constructed of 

metal material. 

▫ Electricity and Gas: 

▪ It is recommended that any new powerlines are to be constructed 

underground; 

▪ Vegetation around existing/new transmission lines are to be maintained in 

accordance with the specifications in ISSC3 Guideline for Managing 

Vegetation Near Powerlines; 

▪ Any proposed gas bottles shall be installed and maintained in accordance with 

AS/NZS 1596:2004 with metal piping used; 

▪ All fixed cylinders are to be kept clear of flammable materials to a distance of 

10m (or appropriately shielded); 

▪ All connections are to be of metal construction. 

• Bushfire Danger Period: 

▫ Before the commencement of the Bushfire Danger Period, a review of the 

vegetation on the site and applied BFPMs is recommended to be undertaken. 

Fuel reduction measures are recommended throughout the site. 

• Emergency Evacuation Plans: 

▫ The Fire Management Plan (FMP) is to be reviewed and updated annually.
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6 CONCLUSION 

The proposed development, on completion, will ensure that the proposed development is 

located in an area that has a low to moderate bushfire hazard level. With the implementation of 

the recommendations, as outlined in Section 5, it is considered that the proposed development 

is appropriately protected from bushfire and complies with the requirements of PBP. The 

proposed development is not expected to increase the bushfire risk.  
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construction & finishes schedule

base member I-300x75x5.2mm bottom frame;
floor joist Joist C-100x50x15x2.5mm THK @407mm center;
middle member I 300x75x5mm
steel surface treatment Painting system 1: 250 micron of epoxy painting
base floor 22mm cellulose fibre cement board
corner post SHS hollow section 100x100x4mm
steel surface treatment Painting system 2:+ Primer layer with 40 micron of Epoxy-zinc + Undercoat layer with 80 micron of Epoxy +

Finished layer with 60 micron of polyurethane
external wall Corrugated Iron > Colourbond or equiv. Profile and colour range available
top frame beam Rectangular hollow section 100x100x3mm
roof system Skillion: Trimdeck with colour matched flashing and end capping. Excludes gutter. 50mm over-hang for

gutter install. 6mm Aircell -closed cell foil backed insulation below corry, above battens. Air gap av.120mm.
Welded steel 2.5mm inner roof. Air gap24mm, 6 mm air cell, 50mm glass wool batt, 6mm aircell: hunter
Douglas interlocking

internal framing 60mm cold rolled steel framing
wall panel system Aluminium Composite panel (range of colours available), .3mm steel faced, 3mm composite backed panel.

EJ – black sicaflex at joins onto
glazing Double glazing to all window assemblies
flooring in living area High performance 3mm printed vinyl tile
flooring wet area 5mm thickness of ceramic tile, slip resistance, colour: optional

Cementutious adhesive: MAPEI product with:
* Kerabond T in compliance with EN 12004 as C2 mixed with Isolastic

wall finishing in wet area Continuous Seal preparation to FC sheeting. Paint finish off white.
smoke detector Manufacturer: SFL-188

Type: AC-220V/DC-9V Battery Back up
lighting General Light Fittings: Panasonic, Philips, or equivalent

Country of Origin: Australia,
bathroom exhausted fans Type: Wall exhaust fan

Air Flow Rate: 80 CMH
Speed (RPM): 1450 RPM Maximum
Power (Voltage/Phases/Hz): 240 V / 1P / 50 Hz

cold water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Hot water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Waste water drainage
pipes

uPVC and PVC Pipe Manufacturer : Snow

hand basin Ceramic hand basin with PVC or MDF cabinet below
Hand basin taps 3 piece basin sets
Bth cabinet PVC or MDF cabinet with mirror front facing
Soap dish PVC or stainless steel soap dish
Toilet Ceramic toilet with "S" trap, 300mm roughing-in, dual flush 3/6 litre
Coat hook Stainless steel coat hook
Towel rail Stainless steel towel rail
Floor drain Stainless steel puddle flange floor drain
Shower Glass-look Acrylic, lined with ABS tray and tempered glass wall
Shower head Mixer and water saving shower head.
External door 820mmWx2040mmH metal door c/w door closer, rubber seals, handle and multi point Hafele master keyed

locks820mmWx2040mmH metal door c/w door closer, rubber seals, handle
and multi point Hafele master keyed locks

Internal door 720mmWx2040mmH HDF hung sliding door c/w seals and handle
Main window 890mmWx1050mmH double glazed sliding window with powder coated aluminium frame c/w stainless

flyscreen
Toilet window 500mmWx350mmH fixed tempered fixed glass window with aluminium frame.

Emergency lighting
Emergency lighting to be installed along the path of travel to the exits of the building 
in accordance with Part E4D2 of the BCA Vol. 1.

Illuminated exit signs must comply with AS2293.1-2005 or for a photoluminescent exit 
sign, Specification E4D8 of the BCA, Vol. 1 & be clearly visible at all times when the 
building is occupied by any person having the right of legal entry to the building.

Headline AS and BCA compliance documentation and certificates
- Region D wind rating to permanent bulding components. Temporary awnings, 
footings and siting requirements not inclusive.
- BCA energy efficiency requirements ‐ 6 star rated and certified.
- Plumbing Certified to AS 3500‐ Form 16 supplied for plumbing works.
- Watermark compliance and certificates supplied for all plumbing fixtures and fit‐off 
items.
- Electrical certified to AS 3000 ‐ Form 16 supplied for electrical works to DB per 
building.
- Energy Efficient Lighting complying with MP 4.1 of the QDC.
- Smoke Alarms to AS3786 ‐ Audible and visual alert system.
- BCA compliance: Certifier compliance documentation provided for buildings 
supplied notwithstanding siting and local statutory requirements.
- Class 1b ‐ camp accommodation
- Structural Certification supplied ‐ Form 16 supplied where applicable from RPEQ 
Engineer
- Building form 16 certification for:

- Wet area water proofing in accordance with AS3740
- Single piece moulded shower unit
- Isolastic sealing and treatment to floor and wall FC Sheeting in addition to 

surface treatments.
- Glazing installed in accordance with AS1288 and AS2047
- Glazing safety glass certificate ‐ double glazed units supplied within heavy duty 
powder‐coated level spring‐lock assembly. Form 16 supplied on
- Fire Hazard compliance to AS1530.3.1999 : flammability, heat release and smoke 
release of commercial building products.
- Roof and Wall Sheeting to AS 1562.3 ‐2006

Rev Date Amendment
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FIRE SAFETY EVACUATION PLAN 

The Fire Safety Evacuation Plan serves to provide assistance in the rapid removal of a large number 

of people in a safe and orderly manner in the event of immediate or threatened fire danger. 

1.1. PURPOSE 

The purpose of the Fire Safety Evacuation Plan is to ensure the safety of guests and staff in the event 

the property may come under threat of potential fire. 

1.2. OBJECTIVE 

The objective of the Fire Safety Evacuation Plan is to assist in meeting our obligation to ensure 

management and staff know what to do in the event of a bush fire emergency. 

1.3. FIRE DANGER RATING  

Management will advise verbally to all guests and staff when Fire Ratings reach 

• Very High 

Management will advise by written communication to all guests when Fire Ratings reach  

• Severe, Extreme or Catastrophic 

1.4. ALERT LEVELS 

During a bush fire, Alert Levels are used to provide an indication of the level of threat from a fire. 

Advice 

A fire has started.  There is no immediate danger.  Stay up-to-date in case the situation changes 

Watch and Act 

There is a heightened level of bush fire threat.  Conditions are changing and you need to start taking 

action now to protect guests and staff 

Emergency Warning 

An Emergency Warning is the highest level of Bush Fire Alert.  You may be in danger and need to 

take action immediately.  Any delay now may put lives at risk. 

Some fires start and spread so quickly there may not be any time for a warning.  If you get a Bush Fire 

Alert, you must take it seriously. 
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1.5. EVACUATION 

The key to a successful evacuation is to remain calm and not panic. 

A member of management will be identified as the Chief Warden.  If reception is unattended 

then staff on duty in the kitchen will act as the Chief Warden. 

Senior management may give direction as to who the Chief Warden is at any particular time. 

1.6. ALERT 

Alert the Chief Warden on visual site of any bush fire activity close to the property. 

The Chief Warden is to notify emergency services by calling 000. 

1.7. ASSEMBLY 

Advise guests and staff of the assembly location.   

The Emergency Assembly location is at the front of the car park near the water tank.  Guests 

and staff are to assemble on the road side of the property fence. 

1.8. HEAD COUNT 

The Chief Warden will complete a head count of all guests, staff and contractors / visitors to 

the site. 

1.9. CHECK 

The Chief Warden will check all rooms.  It is important that all areas of the property are 

searched including public toilets, laundry, gym, recreation room and dining / crib rooms. 

1.10. REPORT 

All staff should report to the Chief Warden any known guests or staff that are unaccounted 

for or not located.  This information should be provided to emergency service personnel 

immediately. 
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1.11. EVACUATE 

On direction of the Chief Warden of emergency service personal, evacuate from the 

Emergency Assembly point as directed. 

If safe to do so, guests and staff may be relocated to Ulan Public School Library.   

1.12. RECORDS 

The following is a list of items that should be taken by the Chief Warden or a member of staff 

as directed.  Each item is prioritized and should only be removed if safe to do so. 

 

Item Location Priority 

Guest Registration Forms; 
including details of all guest on 
site 

- kitchen dry store, 
adjacent to the 
coolroom door 

- administration 
office 

HIGH 

First Aid Kit - First Aid room HIGH 

Master Keys 
- key lock box in 

Crib room 
HIGH 

Guest room keys 
- administration 

office 
MEDIUM 

Ancillary keys, including gym, 
recreation room, first aid room, 
laundry etc 

- administration 
office 

MEDIUM 

Office computer 
- administration 

office 
LOW 
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1.13. CONTACTS 

The following contact numbers are provided as a reference 

- Ambulance, Fire, Police   000 

- Mudgee Fire Station    02 6372 6772 

- NSW Rural Fire Service    02 6372 4434 

– Cudgegong District 

 

- Deb O’Brien, General Manager  0438 560 567 

- Elissa Hopkins, Site Manager   0468 863 312 

- Paul Mallett, Site Supervisor   0410 719 316 
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AHIMS Web Services (AWS)
Search Result Your Ref/PO Number : 17

Client Service ID : 757234

Date: 28 February 2023Barnson

Unit 1/36 Darling Street  

Dubbo  New South Wales  2830

Dear Sir or Madam:

AHIMS Web Service search for the following area at Lot : 32, DP:DP750773, Section : - with a Buffer of 200 

meters, conducted by Sebastian Minehan on 28 February 2023.

Email: sminehan@barnson.com.au

Attention: Sebastian  Minehan

The context area of your search is shown in the map below. Please note that the map does not accurately 

display the exact boundaries of the search as defined in the paragraph above. The map is to be used for 

general reference purposes only.

A search of Heritage NSW AHIMS Web Services (Aboriginal Heritage Information Management System) has shown 

that:

 8

 0

Aboriginal sites are recorded in or near the above location.

Aboriginal places have been declared in or near the above location. *



If your search shows Aboriginal sites or places what should you do?

Important information about your AHIMS search

You can get further information about Aboriginal places by looking at the gazettal notice that declared it. 

Aboriginal places gazetted after 2001 are available on the NSW Government Gazette 

(https://www.legislation.nsw.gov.au/gazette) website. Gazettal notices published prior to 2001 can be 

obtained from Heritage NSW upon request

Aboriginal objects are protected under the National Parks and Wildlife Act 1974 even if they are not recorded as 

a site on AHIMS.

You must do an extensive search if AHIMS has shown that there are Aboriginal sites or places recorded in the 

search area.

If you are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code of 

practice.

AHIMS records information about Aboriginal sites that have been provided to Heritage NSW and Aboriginal 

places that have been declared by the Minister;

Information recorded on AHIMS may vary in its accuracy and may not be up to date. Location details are 

recorded as grid references and it is important to note that there may be errors or omissions in these recordings,

Some parts of New South Wales have not been investigated in detail and there may be fewer records of 

Aboriginal sites in those areas.  These areas may contain Aboriginal sites which are not recorded on AHIMS.

This search can form part of your due diligence and remains valid for 12 months.

The information derived from the AHIMS search is only to be used for the purpose for which it was requested. It 

is not be made available to the public.

Level 6, 10 Valentine Ave, Parramatta  2150

Locked Bag 5020 Parramatta NSW 2124

Tel: (02) 9585 6345

ABN 34 945 244 274

Email: ahims@environment.nsw.gov.au

Web: www.heritage.nsw.gov.au



 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX D  
Development Plans 
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construction & finishes schedule

base member I-300x75x5.2mm bottom frame;
floor joist Joist C-100x50x15x2.5mm THK @407mm center;
middle member I 300x75x5mm
steel surface treatment Painting system 1: 250 micron of epoxy painting
base floor 22mm cellulose fibre cement board
corner post SHS hollow section 100x100x4mm
steel surface treatment Painting system 2:+ Primer layer with 40 micron of Epoxy-zinc + Undercoat layer with 80 micron of Epoxy +

Finished layer with 60 micron of polyurethane
external wall Corrugated Iron > Colourbond or equiv. Profile and colour range available
top frame beam Rectangular hollow section 100x100x3mm
roof system Skillion: Trimdeck with colour matched flashing and end capping. Excludes gutter. 50mm over-hang for

gutter install. 6mm Aircell -closed cell foil backed insulation below corry, above battens. Air gap av.120mm.
Welded steel 2.5mm inner roof. Air gap24mm, 6 mm air cell, 50mm glass wool batt, 6mm aircell: hunter
Douglas interlocking

internal framing 60mm cold rolled steel framing
wall panel system Aluminium Composite panel (range of colours available), .3mm steel faced, 3mm composite backed panel.

EJ – black sicaflex at joins onto
glazing Double glazing to all window assemblies
flooring in living area High performance 3mm printed vinyl tile
flooring wet area 5mm thickness of ceramic tile, slip resistance, colour: optional

Cementutious adhesive: MAPEI product with:
* Kerabond T in compliance with EN 12004 as C2 mixed with Isolastic

wall finishing in wet area Continuous Seal preparation to FC sheeting. Paint finish off white.
smoke detector Manufacturer: SFL-188

Type: AC-220V/DC-9V Battery Back up
lighting General Light Fittings: Panasonic, Philips, or equivalent

Country of Origin: Australia,
bathroom exhausted fans Type: Wall exhaust fan

Air Flow Rate: 80 CMH
Speed (RPM): 1450 RPM Maximum
Power (Voltage/Phases/Hz): 240 V / 1P / 50 Hz

cold water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Hot water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Waste water drainage
pipes

uPVC and PVC Pipe Manufacturer : Snow

hand basin Ceramic hand basin with PVC or MDF cabinet below
Hand basin taps 3 piece basin sets
Bth cabinet PVC or MDF cabinet with mirror front facing
Soap dish PVC or stainless steel soap dish
Toilet Ceramic toilet with "S" trap, 300mm roughing-in, dual flush 3/6 litre
Coat hook Stainless steel coat hook
Towel rail Stainless steel towel rail
Floor drain Stainless steel puddle flange floor drain
Shower Glass-look Acrylic, lined with ABS tray and tempered glass wall
Shower head Mixer and water saving shower head.
External door 820mmWx2040mmH metal door c/w door closer, rubber seals, handle and multi point Hafele master keyed

locks820mmWx2040mmH metal door c/w door closer, rubber seals, handle
and multi point Hafele master keyed locks

Internal door 720mmWx2040mmH HDF hung sliding door c/w seals and handle
Main window 890mmWx1050mmH double glazed sliding window with powder coated aluminium frame c/w stainless

flyscreen
Toilet window 500mmWx350mmH fixed tempered fixed glass window with aluminium frame.

Emergency lighting
Emergency lighting to be installed along the path of travel to the exits of the building 
in accordance with Part E4D2 of the BCA Vol. 1.

Illuminated exit signs must comply with AS2293.1-2005 or for a photoluminescent exit 
sign, Specification E4D8 of the BCA, Vol. 1 & be clearly visible at all times when the 
building is occupied by any person having the right of legal entry to the building.

Headline AS and BCA compliance documentation and certificates
- Region D wind rating to permanent bulding components. Temporary awnings, 
footings and siting requirements not inclusive.
- BCA energy efficiency requirements ‐ 6 star rated and certified.
- Plumbing Certified to AS 3500‐ Form 16 supplied for plumbing works.
- Watermark compliance and certificates supplied for all plumbing fixtures and fit‐off 
items.
- Electrical certified to AS 3000 ‐ Form 16 supplied for electrical works to DB per 
building.
- Energy Efficient Lighting complying with MP 4.1 of the QDC.
- Smoke Alarms to AS3786 ‐ Audible and visual alert system.
- BCA compliance: Certifier compliance documentation provided for buildings 
supplied notwithstanding siting and local statutory requirements.
- Class 1b ‐ camp accommodation
- Structural Certification supplied ‐ Form 16 supplied where applicable from RPEQ 
Engineer
- Building form 16 certification for:

- Wet area water proofing in accordance with AS3740
- Single piece moulded shower unit
- Isolastic sealing and treatment to floor and wall FC Sheeting in addition to 

surface treatments.
- Glazing installed in accordance with AS1288 and AS2047
- Glazing safety glass certificate ‐ double glazed units supplied within heavy duty 
powder‐coated level spring‐lock assembly. Form 16 supplied on
- Fire Hazard compliance to AS1530.3.1999 : flammability, heat release and smoke 
release of commercial building products.
- Roof and Wall Sheeting to AS 1562.3 ‐2006
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APPENDIX E  
Servicing Plans 
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EXECUTIVE SUMMARY 

The following table provides a summary of the information for sustainable onsite effluent 

management systems proposed at the Ulan Village Green temporary workers accommodation 

facility, Lot 32 DP750773, 94 Main Street, Ulan NSW 2850. The sections of this report that follow 

provide site specific details justifying the listed recommendations. 

System Overview 

Site Assessor Nardus Potgieter 

Client Long Necks Developments Pty Ltd 

Site Location Ulan Village Green 

94 Main Street, Ulan NSW 2850 - Lot 32 DP750773 

Water Source 
Off-site potable water supply delivered to site by water tanker. 

On-site roof water tank for use in flushing of toilets and landscaping 

Estimated Daily Flow (L/day) Daily flow estimates based on 92L/person per day: 

Extended 200 room capacity including WC, urinal, basin, and shower 

as well as use of kitchen and laundry – 18,400L/day 

Treatment Recommendation OZZI KLEEN Sewage Treatment Plant Model – SC100A （20,000 L/d). 

Treatment System was previously designed using an effluent 

generation estimate of 138L/person/day for a 144-room facility. The 

installed treatment capacity of 20,000L per day therefore provides a 

8.6% safety buffer for operation of a 200 room facility. 

Sub Soil Assessment Class Field assessment and subsequent laboratory tests have classed the 

subsoil as category 4, as discussed in section 2.7. 

Recommended Effluent 

Application Type 

Category 4 soil (Clay Loams) and the disturbed nature of the soil 

present some restriction to the utilisation of absorption based systems 

for dispersion of the treated effluent. Surface Irrigation is therefore 

recommended. 

Sub Soil Recommended 

Hydraulic Loading mm/day 

(DIR/DLR) 

Drip and spray irrigation systems in category 4 soils have a design-

loading rate of 3.5mm/day. (Refer to 2.7) 

Effluent Design Criteria 

 

As per section 4.2, the minimum application area was determined by 

calculating the requirements of hydraulic loading. As shown, a total of 

5,257.0m² of irrigation field is required to dispose of the advanced 

secondary treated effluent from the OZZI KLEEN Sewage Treatment 

Plant. 

 

It is recommended that a registered plumber be engaged to site and install the recommended 

on-site wastewater management systems. 
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DISCLAIMER 

This report has been prepared solely for Long Necks Developments Pty Ltd (the Client) in 

accordance with the scope provided and for the purpose(s) as outlined throughout this report. 

Barnson Pty Ltd accepts no liability or responsibility for or in respect of any use or reliance upon 

this report and its supporting material by anyone other than the client. 

Installation must be by a licensed plumber and Barnson will not be liable for the incorrect installation 

and/or construction of the system. Installation and construction of the system must hold true to the 

design recommendations presented in this report. Installation should be in accordance with the 

prescriptions within AS 1547:2012.  

Unless otherwise stated in this report, Barnson has not verified the accuracy or completeness of the 

data retrieved from online databases and guidance documents. The recommendations for the 

proposed system as presented in this report are based on historical data obtained for the area. 

Barnson will not be liable in relation to incorrect recommendations should any information provided 

by the client be incorrect or have been concealed, withheld, misrepresented or otherwise not fully 

disclosed. 

The accuracy of the advice provided in this report may be limited by unobserved variations in 

ground conditions across the site in areas between and beyond test locations and by any restrictions 

in the sampling and testing which was able to be carried out, as well as by the amount of data that 

could be collected given the project and site constraints.  These factors may lead to the possibility 

that actual ground conditions and materials behaviour observed at the test locations may differ 

from those which may be encountered elsewhere on the site. If the sub-surface conditions are found 

to differ from those described in this report, we should be informed immediately to evaluate 

whether recommendations should be reviewed and amended if necessary. 

 

Project Name: Site and Soil Assessment for On-Site Effluent Management System  
Ulan Village Green, 94 Main Street, Ulan NSW 2850 

Client: Long Necks Developments Pty Ltd 

Project Number: 17239 

Report Reference: 17239 ER01_G 

Date: 28/04/2023 

Prepared by: Reviewed by: 

 

Nardus Potgieter  
MSc(Chem) BSc(Hons)(Env.Tech.) 
Senior Environmental Scientist 

Luke Morris 
B.E. MIEAust CPEng (NPER) 
Director 
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1. INTRODUCTION 

1.1 Overview 

This report has been prepared by Barnson Pty Ltd on behalf of Long Necks Developments Pty Ltd 

(the Client), for submission to Mid-Western Regional Council. This report provides direction for 

sustainable on-site effluent management for the operation of the accommodation, crib and laundry 

facilities associated with the extended Ulan Village Green temporary workers accommodation 

facility located at the Lot 32 DP750773, 94 Main Street, Ulan NSW 2850 (hereafter referred to as 

the Subject Site).  

The Subject Site is located to the north-east of the Village of Ulan along Main Street, approximately 

925m north of its intersection with Ulan Road. (see Figure 1.1). The Subject Site has a property area 

of approximately 4 hectares and adjoining to the Goulburn River to the east.  

The Ulan Village Green facility makes use of a modular sewage treatment plant to treat sewage 

generated from the temporary workers accommodation, commercial kitchen and laundry. The 

secondary treated and sterilised effluent from the sewage treatment plant is dispersed via on-site 

irrigation.  

This report provides an overview of the wastewater treatment system, taking into account soil and 

site conditions and presents updated volume estimates and expanded irrigation requirements 

related to an increase in the capacity of the facility from 144 rooms to 200 rooms and the addition 

of a second laundry room. Plans showing the proposed new site layout with an additional twenty 

(56) demountable rooms and additional laundry building (a total of 200 rooms) added, is presented 

in Appendix A.  

The existing sewage treatment plant and effluent dispersion system was designed in accordance 

with the NSW Health Department – Septic Tank and Collection Well Accreditation Guideline and 

was installed, and is maintained, by accredited persons. The proposed expansion is expected to be 

within the capacity of the existing system to accommodate. The proposed increase in the capacity 

of the accommodation facility is not expected to place any additional strain on the operation or 

maintenance of the wastewater management system and existing procedures for these will be 

continued to prevent failures generally associated with operation and maintenance practices. 

 

1.2 Key References 

The following key references were utilised as part of this assessment: 

▪ AS/NZS 1547:2012. On-site Domestic Wastewater Management; 

▪ NSW Government 1998. On site Sewerage Management for Single Households (The Silver 

Book/OSMSH); 

▪ NSW Government 2000. The Easy Septic Tank Guide. Developed by Social Change Media 

for the NSW Department of Local Government; 

▪ NSW Health, 2001.  ‘Septic Tank and Collection Well Accreditation Guidelines”; 

▪ Mid-Western Regional Council Local Environment Plan, 2012; 

▪ Mid-Western Local Environment Plan, 2011; 
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▪ Murphy B.W. & Lawrie J.W. 1998. Soil Landscapes of the Dubbo 1:250 000 Sheet Report, 

DLWC. 

▪ Sydney Catchment Management Authority, 2019. Designing and Installing On-Site 

Wastewater Systems; 

 

 

Figure 1.1: Site location plan. 
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2. SITE AND SOIL EVALUATION  

2.1. Site Evaluators Details 

Table 2.1 provides an overview of the evaluator’s particulars. 

Table 2.1: Details 

Name / Role Nardus Potgieter 

Role/ Qualifications Environmental Scientist  

Company Barnson Pty Ltd 

Company Address Unit 4 108-110 Market St, Mudgee NSW 2850 

Contact Details Phone: 1300 BARNSON 

Date of Assessment 28/04/2023 

 

2.2. Site Information  

Table 2.2 provides an overview of the site information. 

Table 2.2: Site Particulars 

Address/Locality 94 Main Street, Ulan NSW 2850  

Lot 32 DP750773 

Local Government Area Mid-Western regional Council 

Block Configuration Approximately 3.9 ha 

Intended Water Supply Off-site supply for potable purposes. Delivered to on-site storage 

tank by tanker truck. 

Roof water collection tank (supplemented by potable water supply) 

for landscape irrigation and washing machines 

Intended Power Supply Supplied 

Local Experience Care needs to be taken to minimise runoff and erosion. Systems 

commonly malfunction due to lack of ongoing maintenance. The 

system is to be inspected and maintained regularly in accordance 

with manufacturer details, Council requirements, and prescriptions 

identified in this report. 
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2.3. Desktop Assessment 

The following information (Table 2.3) was obtained via desktop review of the site.  

Table 2.3: Desktop Assessment Details 

Climate Overview1  Annual Mean Rainfall for Gulgong is 650.5 mm. Warm 

summers with large evaporative deficit, cool winters with 

small evaporative deficit. The mean summer monthly 

rainfall (January) is 70.5 mm. The mean winter rainfall 

(July) is 48.8mm. 

Soil 

Landscape 

Reference2 

Area has been mapped within the "Ulan” Landscape Group. Yellow Podzolic 

Soils and Yellow Solodic Soils are common in the area. 

Surface Conditions Gravelly or Hardsetting 

Drainage Imperfectly drained 

Available water 

holding capability 

Moderate 

Water table depth Occassionally seasonal waterlogging 

Depth to bedrock 60 to >100cm 

Flood hazard Nil to slight 

Expected Nutrient 

deficiencies 

Nitrogen, Phosphorous, Sulphur 

Soil Salinity Low - some salting evident as salt scalds 

Erosion Hazard Moderate to high 

Underlying Geology3   “Lithic sandstone, shale, carbonaceous shale, coal 
conglomerate tuff.”. Quaternary sediments comprised 
of “Alluvial silt, clay and sand, variable humic content, 
sporadic pebble- to cobble-sized unconsolidated 
conglomeratic lenses” 

Groundwater Review There are three registered bores identified within 500m 

of the Subject Site (see Figure 2.1). The Subject Site is 

not mapped within a zone of groundwater vulnerability as 

per the Mid-Western Regional Council LEP map GRV_005 

(see Figure 2.2). 

1 Bureau of Meteorology online Climate Data website 
2 NSW Soil and Land Information System 
3 New South Wales 1:1000000 
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2.4. Groundwater Review 

A desktop review of the NSW Office of Water online groundwater information for the local area 

identified one bore on-site and two off-site bores within a radius of 500m of the Subject Site (see 

Figure 2.1). A fourth off-site borehole is located at a distance of 600m from the Subject Site. The 

bores are identified as being for either monitoring, domestic or industrial water use. 

Table 2.4 presents a summary of information relating to historic groundwater report details for the 

four identified bores located closest to the proposed effluent disposal area. The information 

presented include water bearing zones and standing water levels available. 

 

Table 2.4: Groundwater information summary 

Groundwater Bore 
Reference 

Total 
Depth 

(m) 

Water Bearing 
Zones 

(m) 

Standing 
Water Level 

(m) 

Yield 

(L/s) 
Salinity Yield 

GW200870 

Industrial 

~200m south of site 

16.50 Not Provided 7.00 1.5 Not Provided 

GW273091 

Monitoring bore 

On site 

17.50 3.00 - 5.00 2.80 0.1 Not Provided 

GW080350 

Domestic 

~400m southwest of 
site 

Not 
Provided 

Not Provided Not Provided Not Provided Not Provided 

GW065950 

Irrigation 

~600m northeast of site 

81.00 53.50 - 55.50 Not Provided 11.00 Not Provided 

 

Based on the information available from the local groundwater bores, the minimum depth to water 

bearing zones and the standing water level in the local vicinity is likely around 3 m below the ground 

surface. Given irrigation of secondary treated effluent is the preferred method of effluent disposal, 

potential contamination of groundwater is a factor to consider.  

However, the properties of the soil underlaying the site indicate a low permeability, so the rate of 

infiltration is expected to be similarly low. The risk of groundwater contamination as a result of the 

effluent irrigation is therefore considered possible, due to the depth to the groundwater, but 

unlikely because of the limited infiltration that is expected.  
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Figure 2.1: Registered bores  

The entire Subject Site is shown outside any mapped zones of potential groundwater vulnerability 

(see Figure 2.2). 

 

Figure 2.2: Groundwater Vulnerability Map  
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2.5. Surface Water  

The Goulburn River forms the eastern boundary of the Subject Site. The accommodation rooms 

and facilities as well as the wastewater management infrastructure are located at a suitable distance 

from the river so as to prevent contamination. Surface water runoff from roads and infrastructure is 

captured and contained in an on-site detention pit. The treated effluen disposal area is similarly 

bunded with earth embankments to prevent any irrigated effluent not immediately absorbed from 

leaving the area as runoff.  

No impact to surface water resources is therefore foreseen from the treated effluen disposal area.  

 

2.6. Field Assessment Information 

An inspection of the of the Subject Site was undertaken on 13/3/2012. Table 2.5 provides detail on 

the findings of the field assessment conducted at the time of the site inspection.   

 

Table 2.5: Site Assessment Details 

Water Balance Attached Proposed Extension - See Appendix C 

Exposure Good exposure. 

Elevation    Approximately 415 m. 

Run-On None 

Seepage None 

Erosion Potential Low due to vegetation cover. 

Fill None encountered  

Surface rock/Outcrops None encountered 

Is there sufficient 

land area for: 

Application system, 

including buffers 

Yes 

 

Reserve application system Yes 

 

2.7. Soil Assessment 

Samples of soil was collected for laboratory analysis during the site inspection undertaken in 

2012. The samples were collected from two locations (boreholes) and were collected at depths of 

800mm and 2,000mm in each. Samples were collected and handled as per AS1289.1.2.1.6.5.3. 

Borelogs and laboratory results are provided in Appendix B. Field assessment parameters were 

also obtained. Table 2.6 provides a summary of field and laboratory assessment results.  
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Table 2.6: Soil Assessment Details 

Depth to bedrock or hardpan via field assessment >3.0m 

  pH – subsoil (1:5) 
Borehole 5 – 7.9 

Borehole 6 – 8.9 

Soil Colour – topsoil, subsoil (field) Light Brown, Orange 

Emerson Test Result –subsoils (Lab) 4 

Soil Classification (particle size) 

topsoil, subsoil A 

Clay: 28%, 41% 

Silt: 32%, 29% 

Fine sand: 26%, 19% 

Course sand: 0%, 0% 

Gravel: 14%, 11% 

Estimated Soil Category–topsoil, subsoil A, 

subsoil B, 
Borehole 5 - 3,2,5,5 

Borehole 6 - 3,2,5,4,4 

Structure massive, weak, high, moderate, 

strong (Field)  

High/Moderately Structured 

Sub soil Permeability (from table 5.2 of AS 

1547:2012) 
0.5 – 1.5 (ksat) (m/d)  

(Infiltration is slow) 

Recommended Hydraulic Loading for 

disposal system (from Table 5.2 of  

AS 1547:2012) 

3.5mm/day (for Drip/Spray Irrigation) 
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3. SITE AND SOIL LIMITATION ASSESSMENT 

The following two limitation tables are a standardised guide to the site and soil characteristics 

which summarise the limitations of the site for effluent disposal and indicate those that may 

require attention through specific management practises. The tables have been reproduced from 

the NSW Government endorsed ‘On-Site Sewerage Management for Single Households’ (1998), 

Table 3.1 and Table 3.2. The highlighted categories represent site and soil conditions of the land 

covered in this report.  

 

Table 3.1: Site Limitation Assessment 

Site Feature Relevant System Minor Limitation Moderate 

Limitation 

Major Limitation Restrictive Feature 

Flood Potential All land 

application 

systems 

> 1 in 20 years  Frequent below 1 in 20 

years 

Transport in 

wastewater off site 

All treatment 

application 

systems 

Components 

above 1 in 100 

years 

 Components below 1 

in 100 years 

Transport in 

wastewater off site 

system failure 

Exposure All land 

application 

systems 

High sun and 

wind exposure 

 Low sun and wind 

exposure 

Poor evaporation 

transpiration 

Slope % Surface Irrigation 0-6 6-12 >12 Runoff, erosion 

potential 

Sub-surface 

irrigation 

0-10 10-20 >20 Runoff, erosion 

potential 

Absorption 0-10 10-20 >20 Runoff, erosion 

potential 

Landform All systems Hillcrests, convex 

side slopes and 

plains 

Concave 

side slopes 

and foot 

slopes 

Drainage plains and 

incised channels 

 

Groundwater 

pollution hazard, 

resurfacing 

hazard  
 

Run-on and 

upslope 

seepage 

All land 

Application Areas 

None-low Moderate High, diversion not 

practical 

Transport of 

wastewater off site 

Erosion 

potential 

All land 

application 

systems 

No sign of 

erosion potential 

 Indications of erosion 

e.g. rils, mass failure 

Soil degradation 

and off-site impact 

Site drainage  All land 

application 

systems  

No visible signs 

of surface 

dampness  

 Visible signs of surface 

dampness, such as 

moisture-tolerant veg 

Groundwater 

pollution hazard, 

resurfacing hazard 

Fill  All systems  No fill  Fill present   Subsidence 

Land area  All systems  Area available  Area not 

available  

 Health and 

pollution risk 

Rock and rock 

outcrop  

All land 

application 

systems  

<10%  10-20%  >20%  Limits system 

performance  

Geology  All land 

application 

systems  

None   Major geological 

discontinuities, 

fractured or highly 

porous regolith  

Groundwater 

pollution hazard  
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Table 3.2: Soil Limitation Assessment 

Soil feature  Relevant system  Minor  

limitation  

Moderate  

limitation  

Major  

limitation  

Restrictive feature  

Depth to bedrock  

or hardpan (m) 

Surface and sub-

surface irrigation  

> 1.0  0.5-1.0  < 0.5  Restricts plant 

growth  

Absorption  > 1.5  1.0-1.5  < 1.0  Groundwater 

pollution hazard  

Depth to  

seasonal water 

table (m) 

Surface and sub-

surface irrigation  

> 1.0  0.5-1.0  < 0.5  Groundwater 

pollution hazard  

Absorption  > 1.5  1.0-1.5  < 1.0  Groundwater 

pollution hazard  

Permeability 

Category 

Surface and sub-

surface irrigation  

2b, 3 and 4  2a, 5  1 and 6  Excessive runoff 

and waterlogging  

Absorption  3, 4   1, 2, 5, 6  Percolation  

Coarse fragments 

%  

All systems  0-20  20-45  >40  Restricts plant 

growth, affects 

trench installation  

Bulk density (g/cc)  

SL  

L, CL  

C  

All land 

application 

systems  

 

< 1.8  

< 1.6  

< 1.4  

 

> 1.8  

> 1.6  

>1.4  

 restricts plant 

growth, indicator 

of permeability 

pH  All land 

application 

systems  

> 6.0  4.5-6.0  -  Reduces plant 

growth  

Electrical 

conductivity  

(dS/m)  

All land 

application 

systems  

<4  4-8  >8  Restricts plant 

growth  

Sodicity (ESP)  Irrigation 0-

40cm; 

absorption 0-

1.2mtr  

0-5  5-10  > 10  Potential for 

structural 

degradation  

CEC  

mequiv/100g  

Irrigation 

systems  

> 15  5-15  < 5  Nutrient leaching  

P sorption kg/ha  All land 

application 

systems  

> 6000  2000-6000  < 2000  Capacity to 

immobilise P  

Modified Emerson 

Aggregate Test – 

depressiveness   

All land 

application 

systems  

Classes 3-4 Class 2  class1  Potential for 

Structural 

degradation.  
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4. SYSTEM REQUIREMENTS 

4.1. System Overview 

The Ulan Village Green consists of demountable structures each containing four single occupancy 

rooms, a parking area as well as a laundry and commercial kitchen facilities. 

The sources of wastewater include toilets, basins and showers in each of the residential units, and 

the laundry and kitchen facilities, with an additional laundry room being added to accommodate 

the increased capacity of the accommodation facility. 

 The activities at the camp best resemble a caravan park where residents stay, eat and do laundry. 

In accordance with “Septic Tank and Collection Well Accreditation Guideline” document published 

by NSW Health (1999), the recommended design flow allowance for use at caravan parks with 

consideration of wastewater generated from WC, urinal, basin, and shower as well as use of kitchen 

and laundry is 86L/person/day. Although this rate accounts for the use of laundry facilities, an 

additional 6L per person is added to account for the addition of the second laundry room. The total 

flow used for the assessment is therefore 92L/ person/day. 

The number of persons that will use the facilities vary but as a maximum the number will be 200, 

which equates to a total design flow of 18,400L/day. The system proposed for treatment of the 

sewage effluent is a modular aerated wastewater treatment system (AWTS), OZZI KLEEN Sewage 

Treatment Plant Model – SC100A. With a hydraulic loading capacity of 20,000 L per day. The 

existing treatment system is therefore suited to manage the estimated daily flow from the expanded 

residential facility.  

Table 4.1 present a summary of the details for the system.  

 

Table 4.1: System Selection Details 

Consideration of 

connection to 

centralised 

sewerage system 

Distance to sewer >5km 

Potential for future connection? None planned 

Potential for reticulated water? None planned 

Expected 

Wastewater 

volume (litres/day)* 

Daily flow estimates based on 92L/person per day: 

200 Rooms including WC, urinal, basin, and shower as well as use of kitchen 

and laundry – 18,400L/day 

Type of Treatment 

system best suited 

 

OZZI KLEEN Sewage Treatment Plant Model – SC100A （20,000 L/d). 

Capable of achieving advanced secondary treated effluent standards. 

The installed treatment capacity therefore provides a as a 8.6% safety 

buffer for operation. 

 

4.2. Effluent Management  

Barnson Pty Ltd has analysed the proposed on-site waste management system in accordance with 

the NSW Government endorsed ‘Silver Book’ (1998) and the ANZ Standard 1547:2012 On-site 
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Domestic Wastewater Management’, with additional advice sought from the NSW Water ‘Designing 

and installing On-site Wastewater Systems’ 2019 guideline. For this site, given the climate and soil 

constraints, irrigation is considered the most appropriate effluent management device. 

 

4.2.1. Irrigation Area Calculation 
In accordance with these documents, the irrigation area for surface and subsurface irrigation must 

be the largest area calculated considering nutrient and liquid loading.   

 

For calculation purposes, the nutrient balances assume a maximum effluent irrigation requirement 

of 18,400L per day. This is to establish the area required for the effluent treatment rate.  

 

4.2.2. Nitrogen Loading 
The following formula is provided: 

𝐴 = (𝐶 × 𝑄)/𝐿𝑛 

Where:  A = land area (m2) 

  C = concentration of nutrient (mg/L) 

  Q = treated wastewater flow rate (L/d)  

  Ln = critical loading rate of nutrient (mg/m2/d) 

 

It is appropriate to assume nitrogen has a nominal value of 20mg/L in the advanced secondary 

treated effluent from the OZZI KLEEN Sewage Treatment Plant, as per manufacturer 

specifications.  

In this case, Ln can be determined as 280kg/ha/yr. – this figure is obtained from Appendix 1 of 

the Sydney Catchment Management Authority ‘Designing and installing On-site Wastewater 

Systems’ 2019 guideline, for improved pasture for the uptake of nitrogen.  

   Ln  = 280kg/ha/yr. = 28000mg/m2/year 

 

Therefore 

𝐴 = (20 × 18,400 × 365)/28,000 

     A= 4,797m2 

 

4.2.3. Phosphorus Loading 
The general formula used to determine irrigation size based on Phosphorous loading is: 

 

   𝐴 =    𝑃𝑔𝑒𝑛𝑒𝑟𝑎𝑡𝑒𝑑/( 𝑃𝐴𝑏𝑠𝑜𝑟𝑏𝑒𝑑 +  𝑃𝑈𝑝𝑡𝑎𝑘𝑒) 

 

Pgenerated = the amount of phosphorus generated over time, and is calculated as – 
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Pgenerated = total phosphorous (TP) concentration x volume of wastewater produced over 50 

years 

= TP X Q L/day X 365 days X 50years, where 5mg/L (concentration of phosphorous 

in advanced secondary treated effluent produced from the OZZI KLEEN Sewage 

Treatment Plant as per the manufacturer specifications) and Q of 18,400L/day 

  = 5 X 18,400 X 365 X 50 

  = 1,679kg 

 

Where Pabsorbed = the amount of phosphorus that can be absorbed without leaching over 50 

years. As per the ‘Silver Book’, this is typically 1/3 of the P sorption Value. The nominal Phosphorus 

Sorption Capacity (mg/kg) of 500mg/kg together with the nominal bulk density value of Clays being 

1.4g/cm3 (nominal value as per Interpreting soil results), the Phosphorus sorption capacity was 

estimated to be 6,000kg/ha. 

    

   = PSorb X 1/3 

   = 6,000kg/ha X 1/3 

   = 2,000.kg/ha 

   = 0.2kg/m2 

P Uptake = the amount of P uptake by vegetation over 50 years. 

 

For improved pasture, a phosphorous uptake value of 24 kg/ha/year will be used (as per SCA, 

2019), which is equivalent to 0.0024kg/m2/year.  

Therefore, P Uptake  = 0.0024 (kg/m2/year) x 50 (years) 

   = 0.12kg/m2 

 

   𝐴 =    𝑃𝑔𝑒𝑛𝑒𝑟𝑎𝑡𝑒𝑑/( 𝑃𝐴𝑏𝑠𝑜𝑟𝑏𝑒𝑑 +  𝑃𝑈𝑝𝑡𝑎𝑘𝑒) 

 

Where, Pgen = 1,679kg, Pabs = 0.2kg/m2 and Puptake = 0.12kg/m2 

     𝐴 = 1,679/ (0.2 + 0.12)    

𝑨 = 𝟓, 𝟐𝟒𝟖. 𝟖𝟕m2 

 

4.2.4. Hydraulic Loading Method 
Hydraulic loading is the amount of liquid applied to land over a specified time interval. The hydraulic 

loading rate must be such that surface ponding or run-off and excessive percolation of the treated 

wastewater does not occur. As per the Silver Book 2012 the following formula can be used to 

estimate the size of the irrigation area for secondary treated effluent. 

 

𝐴 = 𝑄/𝐷𝐼𝑅 
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Where Q = 18,400L/day and the DIR = 3.5mm/day (as per AS 1547:2012) 

Therefore 

𝐴 = 18,400/3.5 

 

A=5,257 m2 

 

4.2.5. Water Balance & Irrigation Area Size 
The purpose of the water balance is to assess the sensitivity of the design to the various inputs 

and outputs of the system. An irrigation area too small will result in saturated soils for long 

periods. An irrigation area too large will result in poor dispersal of effluent over the area and 

during dry periods will result in vegetation dying. 

A water balance for the area is contained at Appendix C. This balance utilises the 70th percentile 

monthly rainfall data as provided in the Bureau of Meteorology. The water balance calculation 

utilised is this report is the minimum area method as per Table A6.2 of the Silver Book. Based on 

the average annual liquid loading, H (the amount of wastewater that maybe applied per year, is 

calculated as 1,404mm/year. Therefore, using historical data, the land area required is: 

 

𝐴 = 365 ×
𝑄

𝐻
 

 

A  = land area (m2) 

Q  = average treated wastewater flow rate (L/day) – 18,400L/day 

H  = average annual liquid loading (mm/yr.) –1,404mm/year 

  

𝐴 =
365 × 18,400

1,404
 

A= 4,783.5m2 

Therefore, based on the largest required minimum area, the Hydraulic Loading requirement of 
5,257m2 is used for sizing of the effluent disposal requirement.  
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5. SETBACK REQUIREMENTS 

5.1. General 

In accordance the Environmental Guidelines - Use of Effluent for Irrigation (2004) published by the 

Department of Environment and Conservation, separation distances and buffer zone management 

must consider the nature of the receiving environment and its sensitivity to impacts. Examples of 

sensitivities that may need protection include: 

• surface water  

• groundwater  

• human health, heritage and well being  

• domestic and wild plant and animal health  

• native vegetation, wetlands and associated biological diversity. 

The Guidelines continue, noting that proponents should recognise that the responsibility for the 

establishment and management for buffer zones rests with the proponent and that the size of the 

buffer zone established will need to be justified based on:  

• the sensitivity of the receiving environment,  

• the strength of the effluent,  

• the level of effluent treatment, and  

• the method of effluent application 

In the case of the Subject Site, the sensitivities identified include surface water, in the form of the 

nearby Goulburn River, groundwater, with the known presence of water bores in the vicinity of the 

accommodation facility, and human health, with the proximity of worker accommodation units 

near the effluent irrigation area considered.  

The Guideline provides a list of recommended buffer distances for water resources and public 

areas, for the protection of such sensitive areas. The recommendations note that for effluent of 

low strength, as the advanced secondary treated effluent from the OZZI KLEEN Sewage 

Treatment Plant is expected to be, the buffer distances are determined on a site specific basis 

and that the most appropriate buffer zone will be one that complements best effluent irrigation 

practices in providing a margin of safety against the possibility of nutrient pollution, aerosol drift 

and human and animal health impacts, without unnecessarily restricting the efficiency of the 

enterprise or amenity of adjacent land uses. 

As a point of departure for determining buffer distances appropriate to the Subject Site, the 

Australian Standard for On-site domestic wastewater management (AS 1547:2012) was consulted. 

 

5.2. AS1547:2012 – Table R1 Setback Requirements 
AS 1547:2012 Table R1 Guidelines for Horizontal and Vertical Setback Distances identifies the 

following ranges applicable to secondary treated effluent irrigation: 

• Property Boundary 1.5-50m; 

• Buildings/houses 2-6m; 

• Surface Waters 15-100m; 

• Bores/Wells 15-50m; 
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Thus, given irrigation of secondary treated effluent is the preferred form of effluent disposal and 

the properties of the soil existing in the area (reducing water infiltration) contamination of 

groundwater is accepted to have a low risk of occurrence, values within the ranges listed above 

were selected for application at the Subject Site. A site plan indicating the relevant buffer distances 

as well as the area identified for siting of the extended irrigation fields is included in Appendix A. 

Other site setback requirement as per AS/NZS 1547:2012 are provided in Appendix D.  

 

Actual siting of the effluent application area is the responsibility of the licenced plumber. The 

prescribed buffer areas/setbacks are to be adhered to. 
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6. CONCLUSIONS & RECOMMENDATIONS  

• Calculation of the system requirements for on-site wastewater management of effluent 

generated from the expanded Ulan Village Green temporary workers accommodation facility 

was based on conservative assumptions of daily flow, as well as site specific observations of soil 

at the likely drainage area. 

• The system requirements derived from this assessment are; sewage collection coupled to 

aerated wastewater treatment system(s) capable of treating 20,000L of sewage effluent and 

disposal of the secondary treated effluent through drip or spray irrigation onto an area of 

minimum 5,257m2.  

• The irrigation area is to be protected from disturbances and will not be suitable for foot traffic.   

• The area should be fenced off and protected from vehicles and animals.   

• Vegetation (pasture grass) cover of the area is recommended and should be slashed, removed 

and kept well maintained.   

• Shrub species can also be used in the land application area. Appendix E provides a list of species 

suitable for use in the MWRC LGA, taking into consideration Appendix 7 of the Silver Book and 

the Upper Macquarie Catchment Revegetation Species Guideline.   

• The effluent disposal area should be protected from potential run on and stormwater via an 

upslope diversion drain or beam. An example from the Design and Installation of On Site 

Wastewater Treatment (2012) guideline is provided at Appendix F.   

• As per the ‘On-Site Sewerage Management for Single Households’ (1998) publication, 

stakeholders should be aware that all on site systems and components have a finite life and at 

some point will require replacement. Septic tanks and AWTSs generally require replacement as 

per the ‘On-Site Sewerage Management for Single Households’ (1998) publication, 

stakeholders should be aware that all on site systems and components have a finite life and at 

some point will require replacement. Septic tanks and AWTS’ generally require replacement 

every 25 years, whereas effluent disposal systems can have an expected life between 5-15 years. 

The owner is encouraged to obtain a copy of the NSW Government “The Easy Septic Guide” 

(2000) available from - http://www.olg.nsw.gov.au/sites/default/files/Easy-septic-guide.pdf 

• AS1547-2012 section 5.5.3.4, recommends that a reserve application area of similar size to the 

current design should be considered as part of the risk management process to be available on 

a site for expansion or for resting of the land application system. Although a reserve application 

is not a requirement it is advised for consideration where the site allows for location of an 

additional area.   

• It is recommended that a registered plumber be engaged to install the system, in accordance 

with the recommendations of this report. 

 

 



 

 

 

 

  

 

 

 

 

 

APPENDIX A  
Site Layout and Setback Plans  
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construction & finishes schedule

base member I-300x75x5.2mm bottom frame;
floor joist Joist C-100x50x15x2.5mm THK @407mm center;
middle member I 300x75x5mm
steel surface treatment Painting system 1: 250 micron of epoxy painting
base floor 22mm cellulose fibre cement board
corner post SHS hollow section 100x100x4mm
steel surface treatment Painting system 2:+ Primer layer with 40 micron of Epoxy-zinc + Undercoat layer with 80 micron of Epoxy +

Finished layer with 60 micron of polyurethane
external wall Corrugated Iron > Colourbond or equiv. Profile and colour range available
top frame beam Rectangular hollow section 100x100x3mm
roof system Skillion: Trimdeck with colour matched flashing and end capping. Excludes gutter. 50mm over-hang for

gutter install. 6mm Aircell -closed cell foil backed insulation below corry, above battens. Air gap av.120mm.
Welded steel 2.5mm inner roof. Air gap24mm, 6 mm air cell, 50mm glass wool batt, 6mm aircell: hunter
Douglas interlocking

internal framing 60mm cold rolled steel framing
wall panel system Aluminium Composite panel (range of colours available), .3mm steel faced, 3mm composite backed panel.

EJ – black sicaflex at joins onto
glazing Double glazing to all window assemblies
flooring in living area High performance 3mm printed vinyl tile
flooring wet area 5mm thickness of ceramic tile, slip resistance, colour: optional

Cementutious adhesive: MAPEI product with:
* Kerabond T in compliance with EN 12004 as C2 mixed with Isolastic

wall finishing in wet area Continuous Seal preparation to FC sheeting. Paint finish off white.
smoke detector Manufacturer: SFL-188

Type: AC-220V/DC-9V Battery Back up
lighting General Light Fittings: Panasonic, Philips, or equivalent

Country of Origin: Australia,
bathroom exhausted fans Type: Wall exhaust fan

Air Flow Rate: 80 CMH
Speed (RPM): 1450 RPM Maximum
Power (Voltage/Phases/Hz): 240 V / 1P / 50 Hz

cold water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Hot water supply pipes Type of pipe: PP-R Pipe Manufacturer : DEKKO - German - commercial grade fusion welded.
Waste water drainage
pipes

uPVC and PVC Pipe Manufacturer : Snow

hand basin Ceramic hand basin with PVC or MDF cabinet below
Hand basin taps 3 piece basin sets
Bth cabinet PVC or MDF cabinet with mirror front facing
Soap dish PVC or stainless steel soap dish
Toilet Ceramic toilet with "S" trap, 300mm roughing-in, dual flush 3/6 litre
Coat hook Stainless steel coat hook
Towel rail Stainless steel towel rail
Floor drain Stainless steel puddle flange floor drain
Shower Glass-look Acrylic, lined with ABS tray and tempered glass wall
Shower head Mixer and water saving shower head.
External door 820mmWx2040mmH metal door c/w door closer, rubber seals, handle and multi point Hafele master keyed

locks820mmWx2040mmH metal door c/w door closer, rubber seals, handle
and multi point Hafele master keyed locks

Internal door 720mmWx2040mmH HDF hung sliding door c/w seals and handle
Main window 890mmWx1050mmH double glazed sliding window with powder coated aluminium frame c/w stainless

flyscreen
Toilet window 500mmWx350mmH fixed tempered fixed glass window with aluminium frame.

Emergency lighting
Emergency lighting to be installed along the path of travel to the exits of the building 
in accordance with Part E4D2 of the BCA Vol. 1.

Illuminated exit signs must comply with AS2293.1-2005 or for a photoluminescent exit 
sign, Specification E4D8 of the BCA, Vol. 1 & be clearly visible at all times when the 
building is occupied by any person having the right of legal entry to the building.

Headline AS and BCA compliance documentation and certificates
- Region D wind rating to permanent bulding components. Temporary awnings, 
footings and siting requirements not inclusive.
- BCA energy efficiency requirements ‐ 6 star rated and certified.
- Plumbing Certified to AS 3500‐ Form 16 supplied for plumbing works.
- Watermark compliance and certificates supplied for all plumbing fixtures and fit‐off 
items.
- Electrical certified to AS 3000 ‐ Form 16 supplied for electrical works to DB per 
building.
- Energy Efficient Lighting complying with MP 4.1 of the QDC.
- Smoke Alarms to AS3786 ‐ Audible and visual alert system.
- BCA compliance: Certifier compliance documentation provided for buildings 
supplied notwithstanding siting and local statutory requirements.
- Class 1b ‐ camp accommodation
- Structural Certification supplied ‐ Form 16 supplied where applicable from RPEQ 
Engineer
- Building form 16 certification for:

- Wet area water proofing in accordance with AS3740
- Single piece moulded shower unit
- Isolastic sealing and treatment to floor and wall FC Sheeting in addition to 

surface treatments.
- Glazing installed in accordance with AS1288 and AS2047
- Glazing safety glass certificate ‐ double glazed units supplied within heavy duty 
powder‐coated level spring‐lock assembly. Form 16 supplied on
- Fire Hazard compliance to AS1530.3.1999 : flammability, heat release and smoke 
release of commercial building products.
- Roof and Wall Sheeting to AS 1562.3 ‐2006

Rev Date Amendment
A 03.05.23 ISSUED FOR DEVELOPMENT APPLICATION
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APPENDIX B  
Field and Laboratory Results  
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APPENDIX C  
Water and Nutrient Balances 

 



Minimum Area Method Water Balance an Wet Weather Storage Calculations 

Barnson Job No 17239

Location : Ulan

Design Wastewater Flow Q l/day 18400 As per Soil Landscapes of Dubbo 1:250 000

Design Percolation Rate R mm/day 3.5 Dropdown Box

Paramter Symbol Formula Units Jan Feb Mar April May June July Aug Sept Oct Nov Dec Total

Days in Month (D) n/a days 31 28 31 30 31 30 31 31 30 31 30 31 365

Precipitation ( 70th percentile) (P) n/a mm/month 94 86 76 64 70 75 60 66 60 81 78 96 906

Evaporation (E ) n/a mm/month 229 178 155 104 51 46 41 58 89 130 165 229 1475

Crop Factor (as per Silver Book) (C ) n/a n/a 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7

Outputs 

Evapotranspiration (ET) E X C mm/month 160.3 124.6 108.5 72.8 35.7 32.2 28.7 40.6 62.3 91 115.5 160.3 1032.5

Percolation (B) (R/7)xD mm/month 108.5 98.0 108.5 105.0 108.5 105.0 108.5 108.5 105.0 108.5 105.0 108.5 1277.5

Outputs (ET +B)    mm/month 268.8 222.6 217.0 177.8 144.2 137.2 137.2 149.1 167.3 199.5 220.5 268.8 2310.0

Inputs

Precipitation ( 70th percentile) (P) n/a mm/month 94 86 76 64 70 75 60 66 60 81 78 96 906

Possible Efflient Irrigation (W) (ET + B) -P mm/month 174.8 136.6 141.0 113.8 74.2 62.2 77.2 83.1 107.3 118.5 142.5 172.8 1404.0

Actual Effluent Production (I) H/12 mm/month 117.0 117.0 117.0 117.0 117.0 117.0 117.0 117.0 117.0 117.0 117.0 117.0 117.0

Inputs (P +I) mm/month 211.0 203.0 193.0 181.0 187.0 192.0 177.0 183.0 177.0 198.0 195.0 213.0 1023.0

Storage (S) (P+I) - (ET+B) mm/month -57.8 -19.6 -24.0 3.2 42.8 54.8 39.8 33.9 9.7 -1.5 -25.5 -55.8

Cumulative Storage (M) n/a mm 0.0 0.0 0.0 3.2 46.0 100.8 140.6 174.5 184.2 182.7 157.2 101.4

Note - H = sum of W

Irrigation Area (L) 365 x Q/H m² 4783.5

Storage (v) Largest M mm 184.2  

(V xL)/1000 m³ 881.1

Climate 

Zone
3 C



Phosphours Balance

Job Number 17239

Phosphorus Sorption capacity  - calculated to a depth of 1m if possible

Weighted pSorb from lab results - as per SCA pg 203

Soil Depth pSorption (mg/kg)pSorption/soil layer

0-20 250 5000

20-40 420 8400 Irrigation Area  = Pgenerated / Pabsorbed + Puptake)

40-70 560 16800

70-100 580 17400

TP = 5mg/L (obtained from effluent/AWTS output spec. )

Weighted Psorp = Column C/thickness V = Q x 365 days x 50 years, where Q is daily flow L/d

Weighted Psorp = 400 mg/kg

OR USE Psorption Uptake values for soil type as per Appendix 1 of SCA pg 207 Q L/day = 18400

Pgenerated = 1679000000 mg

BULK Density - use the following, unless determined by lab/field (SCM pg, 207) Convert to kg 1679.00 kg

Soil Type g/cm3

Sandy Soil 1.8

Fine sandy loam* 1.7 Pabsorbed = in soil is between 1/4 and 1/2 of the the phosphorus sorption capacity, therefore in accordance with the silver book, use 1/3

Intermediate 1.5 Is value x 1/3 = 2000 kg/ha

clay 1.3 convert to kg/m2 0.200 kg/m2

*Interpruting soil test results

Need to calculate the pSorption of the soil in kg/ha, using the bulk density and Weighted Psorb mg/kg

Note - use top 1m of the soil Is value from SCA pg207 X 365 days X50 years

Value (kg/ha/year) 24 (choose from SCM Appendix 1… or use 12 for unmaintained lawn)

1 hecatre = 10,000m2 Convert to mg/m2/day 6.57098 (using conversion factor from per year to per day)

Therefore in the top 1m of soil = 10,000m2 X 1m X Bulk density Therefore total = amount mg/m2/day X 365 days X 50 years

15000 tonnes/hectare of soil (update with Bulk density) Which is 119920.4256

Convert tonnes to kg 15000000 kg Convert to kg/m2 0.11992 kg/m2

Therefore the pSorption is value mg/kg X kg of soil you have

6000000000 mg/hectare

Convert mg/ha to kg/ha 6000

Pgenerated = 1679.00

Pabsorbed = 0.200
Puptake = 0.1199

Irrigation Area = 5248.5 m2

Pgenerated = total phosphorus (TP) concentration x volume (V)of wasewater produced in 50 years

Puptake = the amount of vegetation uptake over 50 years

Irrigation Area  = Pgenerated / Pabsorbed + Puptake)



 

 

 

 

  

 

 

 

 

 

APPENDIX D  
Site Setback Requirements 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

  

 

 

 

 

 

APPENDIX E  
Recommended Species List  

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

  

 

 

 

 

 

APPENDIX F  
Concept Design Sketches – 
Irrigation System 
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1. INTRODUCTION 

The Temporary Workers’ Accommodation facility at No. 94 Main Street, Ulan (referred to as Ulan 

Village Green) is proposed to be increased to 200 accommodation units, a kitchen, dining room, 

laundry and recreation facility, all located on a site of approximately 4.0 hectares. The proposed 

development shall be expanded from 144 accommodation units to 200, and also include the 

addition of a laundry building. 

A Development Application for the Ulan Village Green was approved in 2012 (DA0135/2012), with 

subsequent modifications and is currently being modified again to allow extension of the capacity 

of the facility to 200 rooms. 

The Mid-Western Regional Council Temporary Workers Accommodation DCP identifies a number 

of issues that have to be addressed by a Plan of management. These issues can broadly be divided 

into three categories namely; Social issues, Safety and Security issues and Environmental issues. 

The purpose of this report is to present information on each of these categories to allow Council to 

make a decision on approving occupation of the proposed development. Some of the information 

presented is obtain from the documented rules and regulations that will be distributed to tenants 

and staff of the Ulan Village Green facility, as well as discussions with the facility manager and the 

development design consultants. 

The sections that follow present an updated summary of the available information for each of the 

three categories to support the modification. 

 

2. SOCIOECONOMIC ISSUES 

2.1. Overview 

In general, temporary mining accommodation facilities can have wide ranging impacts on both the 

host communities and the workers themselves. Tensions between a local community and a 

temporary workforce community are not uncommon and is mainly derived from a lack of social 

integration between the two groups. However, due to the transient nature of the occupancy 

expected at the Ulan Village Green, which will vary up to a maximum of 200 persons, the actual 

social and economic impacts on the town of Ulan is expected to be very low. 

Location of the proposed Ulan Village Green in the Town of Ulan is a deliberate attempt by the 

project proponent to alleviate this concern by promoting interaction, social integration and 

economic benefits for the town of Ulan.  

2.2. Social Impact Management and Mitigation 

To promote the positive impacts of social integration between the temporary worker and the Ulan 

Town communities, the Ulan Village Green sets out rules and regulations for its residents on various 

issues concerning antisocial behaviour and behaviour towards members of the Ulan community in 

general. The following is a summary of the relevant rules. A copy of the facility rules and regulations 

is attached as Appendix A to this report.  

• Unauthorised persons including family or friends are not permitted to stay in village. Sharing 

accommodation with unauthorised persons is strictly prohibited. 
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• Alcohol is not to be taken into or consumed in the dining room. The kitchen/dining room area 

is also a “no smoking” area. 

• Village occupants are expected to maintain a high level of personal hygiene. Instances of 

infectious disease, whether real or suspected, must be reported to village management 

immediately. 

• Ulan Village Green does not tolerate aggression in any form, be it physical, verbal or 

psychological. Any aggression will result in instant dismissal and expulsion from the 

accommodation facility and if appropriate will be reported to the appropriate authorities. 

• No excessive noise or disturbance is to be made on site after the hours of 9:30pm. Please be 

aware that Ulan Village Green caters for shift workers and excessive noise in village, especially 

in rooms is not permitted at any time. 

It should be noted there have been no significant incidents between community and facility 

occupiers since operation of the facility commenced in 2019. 

Furthermore, the existing community hall located on the site of the Ulan Village Green has been 

restored as part of the construction of the facility and converted into a recreational facility open to 

both the residents and staff of the proposed Temporary Workers’ Accommodation, as well as the 

Ulan community. An asset is thereby being restored to the local community. 

Siting of the facility closer to the larger local employers (e.g. the Ulan or Moolarben coal mines), 

mean that the number of resource sector workers that have to travel to and from local nodes (e.g. 

Mudgee or Gulgong) are reduced, thereby reducing the impact on roads and traffic improving the 

safety of regional road users. 

2.3. Economic Impacts 

The Ulan Village Green will create economic opportunities in the community by: 

• Employing locals to assist in the operation of the facility; 

• Employing locals in the construction and maintenance of the facility; and 

• Making use of local suppliers for water, food and other services required for operation of the 

facility. 

Although housing a temporary workforce may not bring more permanent economic benefits such 

as an increased need for additional houses or expansion of the host community, the Ulan Village 

Green will more than double the number of people in the Town of Ulan. It is reasonable to assume 

that most of the facilities in Ulan will benefit in some way from the increased spending and presence 

of the temporary workers housed at the Ulan Village Green  

2.4. Access to Facilities 

Facilities in Ulan town include, but are not limited to:  

• Post Office  

• Hotel x 2  

• School (primary)  
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• Furney's Building & Plumbing Supplies  

• GB Auto Group Pty Ltd (air con)  

Tenants of the Ulan Village Green has access to all facilities in town and are encouraged to make 

use of the facilities whenever possible.  

The nearest hospital facilities, police station and administrative facilities such as CentreLink and 

NSW Services, are at Gulgong which is 25.5 km from site or 20 mins by car. 

 

3. SAFETY AND SECURITY 

3.1. General 

The Ulan Village Green facility is not access controlled. Although there is a fence erected at the 

front of the property, the site can be freely accessed 24 hours a day. This is to allow residents that 

work shifts to have access to their accommodation at any time.   

There are 17 CCTV cameras installed at strategic points on the outside of the Ulan Village Green 

accommodation facilities and inside communal areas. The purpose of the cameras is to allow the 

owners of the facility to remotely monitor the facility and have a record of any incidents which may 

occur in the areas covered by the cameras. The CCTV feed is not continuously monitored and is 

not intended for securing the facilities or residents. 

Residents and staff of the Ulan Village Green facility are responsible for their own security and the 

safety of their possessions and facilities. This responsibility is clearly communicated to residents in 

the rules and regulations document, which includes items specific to the management of the safety 

and security of tenants. The following is a summary of the relevant rules and measures put in place 

by the Ulan Village Green management with regard to safety and security. 

3.2. Security of Tenants 

3.2.1. Access 

Rules regarding access are designed to ensure that rooms are accessible only by 
occupants and authorised persons. The aim is to safeguard against theft of or damage 
to facility assets and tenants’ personal belongings.  

• Ulan Village Green staff is on site from 4:00 am to 9:00 pm every day. 

• Accommodation is pre-arranged and although accommodation can be arranged on arrival, this 

will only be possible during business hours. 

• Check-in and check-out during business hours (check in 2:00pm and check out 10:00am) is at 

the site office by the facility manager. 

• In the case of after-hours arrivals of pre-arranged tenants, keys can be signed for and collected 

at the Kitchen.  

• If arriving after 9:00pm or before 4am, arrangements for key collection must be made with 

facility manager prior to arrival. 



 

 

 

 

 

 

  

  5/05/2023 

Ref: 17239-ER02_G 
4 

• A single key will be given on arrival and tenants checking out or leaving the village either for a 

break or permanently, will have to return the key before leaving. 

• Rooms are to be locked when not occupied and tenants are to keep their keys with them at all 

times. 

• Identification should always be carried by guests as Ulan Village Green retains the right to ask 

for proof of identification at any time. 

3.2.2. Unauthorised Persons 

The Ulan Village Green is not access controlled. Management has therefore set 
specific rules regarding unauthorised persons, which are designed to limit the 
occupation of facilities to registered tenants only, and minimise risks with regard to 
damage to rooms, facilities or personal property.  

• Unauthorised persons including family or friends are not permitted to stay in village. 

• Sharing accommodation with unauthorised persons is strictly prohibited. 

• No pets are to be kept anywhere in the village. 

3.2.3. Vehicles 
Ulan Village Green rules and regulations document state that vehicles of tenants or personnel at 

Ulan Village Green are to be parked in the designated parking area only.  

Owners of the vehicles parked on the Ulan Village Green premises are responsible for the security 

of their vehicles and its contents. All speed limits inside the Ulan Village Green are to be strictly 

adhered to. 

3.3. Safety of Tenants 

3.3.1. Prohibited Actions 

Rules regarding prohibited actions are designed to prevent damage to rooms and 
facilities and reduce the risk of antisocial behaviour. Alcohol will not be supplied at 
site facilities and the consumption of alcohol in communal areas such as the dining 
room, is restricted. Any misconduct or antisocial behaviour occurring as a result of 
prohibited actions will be dealt with accordingly. 

• Rooms are strictly non-smoking. Smoking is not permitted within 3m of any door. 

• Cooking is not permitted in rooms. 

• Alcohol is not to be taken into or consumed in the dining room. The kitchen/dining room area 

is also a “no smoking” area. 

• All users of the on-site gymnasium must be proficient in the use of the gym equipment and do 

so at their own risk.  

• The gymnasium is an alcohol-free area. 

• Consumption of illegal substances conducted on site are strictly prohibited and will result in 

instant dismissal and expulsion from village. 
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• Any person found interfering with or irresponsibly discharging firefighting equipment or 

smoke alarms shall have their accommodation withdrawn. 

3.3.2. Antisocial Behaviour 

Tenants of Ulan Village Green are members of the public and the owners and 
management of the facility therefore cannot control or be held liable for the actions 
of tenants which may affect the safety and security of other members of the public 
either inside or outside the confines of the facility. Nevertheless, antisocial behaviour 
is a risk to personnel, tenants and facilities of the Ulan Village Green, as well as the 
residents of the Ulan Town. Owners and management of the facility is therefore 
prepared to respond to misconduct or antisocial behaviour perpetrated by tenants 
through withdrawal of accommodation and expulsion from the accommodation 
facility. The Ulan Village Green rules and regulations document specifically stipulates: 

• Misconduct in any of the village facilities including, but not limited to, the dining room and 

recreational areas or abuse to Ulan Village Green staff will not be tolerated and may result in 

withdrawal of accommodation and expulsion from the village. 

• Ulan Village Green management does not tolerate aggression in any form, be it physical, verbal 

or psychological. Any aggression will result in instant dismissal and expulsion from village and 

if appropriate will be reported to the appropriate authorities. 

• Wilful damage to Ulan Village Green property will result in accommodation being withdrawn 

and the cost of repairs will be charged to the account of the person involved. 

3.4. Emergency Response 

In the event of an emergency, the first point of contact is Emergency Services, at the telephone 

number 000. All emergencies must be reported to a member of staff immediately. Ulan Village 

Green staff is on site from 4:00 am to 9:00 pm every day. Outside of these hours the facility 

manager, who is on call 24 hours, must be contacted on the number provided. 

Ulan Village Green rules and regulations document stipulate the following in the event of an 

emergency: 

• Should evacuation of the village be required, Ulan Village Green staff will initiate the evacuation 

alarm and all persons are to evacuate to the central muster point as per the emergency 

evacuation procedure. 

• An emergency evacuation plan is available in each room as well as all facilities and communal 

areas.  

(A copy of the emergency evacuation plans for each room and facilities at the Ulan Village Green 

is attached as Appendix B). 

• Firefighting equipment is supplied and placed throughout the site and occupants are expected 

to take every precaution against the possible outbreak of fire. 
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3.5. Signage 

Signs posted at the entrance to the site will include contact details of the facility manager and site 

office. 

4. ENVIRONMENT 

4.1. General 

The minimisation of impacts to the environment from the Ulan Village Green is achieved through 

engineering and design controls as well as administrative controls in the form of rules and 

regulations for tenants. As the environmental impacts considered include nuisance issues such as 

noise, light spill and odour, a complaints management procedure whereby complaints from not 

only residents of the facility but also neighbours and members of the public (such as residents of 

Ulan town) is to be handled, also forms part of the controls. The sections that follow each address 

specific environmental impacts and, where appropriate, also include the stipulations from the Ulan 

Village Green rules and regulations document. 

4.2. Complaints 

All complaints are to be directed to the facility manager. As previously indicated the contact 

information for the facility manager will be displayed on a sign on the outside of the fence of the 

facility. 

All complaints received, whether from tenants or members of the public, must be recorded in 

complaints register indicating the date the complaint was received, the date of the specific 

incident or situation the complaint refers to (if applicable) and the person or persons that laid the 

complaint. Any documentation or evidence submitted in support of the complaint must be 

recorded. The register must also include a note on actions taken in response to the complaint and 

any matters which cannot be addressed by the facility manager and were referred elsewhere must 

be indicated with the date method of referral and person referred to indicated.  

All complaints which the facility manger consider to be addressed or resolved, or are addressed 

to the satisfaction of the complainant, must be signed off by the facility manger. 

The complaints register must be available for review by authorities, upon request.   

4.3. Nuisance Impacts 

4.3.1. Dust 
All roadways for use by service vehicles as well as driveways and parking areas used by tenants 

and staff are paved to minimise the generation of wheel entrained airborne dust and erosion of 

the site. No other site activities are likely to cause dust emissions. 

4.3.2. Light Spill 
Lighting at the site is designed to provide illumination of the parking and communal areas and 

walkways. There are no residential communities or activities in the immediate vicinity of the site 

that are likely to be affected by the site illumination.   
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4.3.3. Noise 
Operational noise levels at the site are unlikely to affect any neighbouring properties. For the 

control of noise levels, the Ulan Village Green rules and regulations document specifically 

stipulates: 

• No excessive noise or disturbance is to be made on site and particularly after the hours of 

9:30pm. Excessive noise, especially in rooms is not permitted at any time. 

Rules on noise will be enforced by the site manager and complaints are to be made and handled 

as per the complaint management procedures. 

4.3.4. Odour 

The on-site sewage treatment plant and treated effluent disposal system is 
specifically designed to minimise odour. All processing tanks are completely closed 
and the inflow ports are screened to prevent atmospheric dispersion of odours, 
droplets or particulates. All sewer reticulation and sewage collection pits connected 
to the treatment plant are closed and covered. Sludge generated from the sewage 
treatment process may periodically be removed by VAC truck and will not be 
managed on site.  
Odours from the kitchen or temporary on-site waste collection bins is unlikely to 
impact any neighbouring properties. The bins will be fitted with a lid and waste will 
be collected from site at least once a week. 

4.4. Waste Management 

Bins for general waste are provided in each room. There are also 10, 60L garbage bins provided 

in dining and communal areas as well as at various points on the facility grounds for residents to 

dispose of trash. The Ulan Village Green rules and regulations document specifically stipulates 

that all litter is to be placed in the bins provided. Bins will be emptied daily by the on-site cleaner.  

A contractor, currently JR Richards & Sons, has been appointed for the collection of waste from 

the site. The contractor has provided a 3000L mixed general waste collection bin with lid into 

which all waste collected on site, as well as kitchen and food waste, is deposited. Although there 

is currently only one collection bin required on site, the waste collection bin storage area was 

designed to accommodate two 3000L collection bins. The bin is fitted with a lid to minimise 

odours and prevent attracting insects and vermin.  

The waste collection bin is currently to be emptied once a week by the appointed contractor and 

the waste is removed from site for disposal. It is accepted that the appointed waste management 

contracted disposes of the collected waste at a in a responsible manner at a facility licensed to 

accept mixed general waste.  

Once operational the quantity of waste generated from the accommodation and associated 

facilities may exceed the current collection capacity and removal frequency. The principle is that 

waste collection bin must not be allowed to overflow. It is the responsibility of the facility manager 

to increase the collection frequency, or to add an additional waste collection bin should the need 

arise.  
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4.5. Facilities Maintenance 

4.5.1. Potable Water 
Potable water is supplied to the Ulan Village Green facility by tanker truck and is received in two 

(2) x 50,000L tanks from where it is distributed to the rest of the facility via a pressurised supply 

system. The water delivered is of potable quality and is treated prior to delivery in accordance 

with drinking water quality standards. Laboratory test results for the water is available from the 

supplier.  

The volume of potable water in the tank will be monitored by the facility manager who has the 

responsibility to ensure that the water level is maintained above 50%. The water level is read from 

a gauge located on the outlet side of the tank. When the water level is approaching 50%, the 

facility manager is to order a delivery of water from the supplier.  

In accordance with Condition 67 of the current Development Consent, truck movements 

associated with the supply of potable water to the Ulan Village Green facility are allowed only 

during normal business hours and no more than two deliveries per day is allowed. Any water 

delivery required must be planned to not exceed these restrictions.  

In accordance with the NSW Private Water Supply Guidelines, private water suppliers must 

develop a Quality Assurance program (QAP) to manage the quality of supplied drinking water. 

The QAP developed for water supply at the Ulan Village Green facility is attached as Appendix C. 

In accordance with the QAP the aesthetic quality (taste, odour) of the water supplied to the facility 

will be evaluated by the facility manager on a daily basis.  

The facility manager will further perform checks to ensure that in line UV sterilisation of the 

distributed water is operational and that the distribution system, in general, is operational. Any 

defects will be reported to an appointed contractor for repairs. Periodic microbial and chemical 

quality testing of the potable water is the responsibility of a duly qualified consultant, currently 

Barnson Pty Ltd, who will perform these actions on behalf of the camp management. 

4.5.2. General Maintenance 
Maintenance required at the Ulan Village Green facilities will be performed by a contractor 

appointed by management. With regard to maintenance, the Ulan Village Green rules and 

regulations document stipulates: 

• Any defect and malfunction of Ulan Village Green equipment or facilities of a dangerous or 

urgent nature must be reported immediately.  

• Residents must report defects and malfunction of equipment/facility on a Maintenance Request 

Form. 

• Maintenance Request Forms are located in each room or can be obtained from the village 

management office.  

• Village maintenance will be carried out during normal working hours. 

4.5.3. Maintenance of Gardens and Landscaping 

In accordance with condition 14 of the Development Consent, landscaping was 
installed in general accordance with the approved landscaping plan for the site. The 
specific species planted, or placement of larger plants and shrubs may require slight 
variation due to constraints with soil quality and water, as well as overhead cables or 
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placement of site infrastructure such as sewer, potable water or stormwater 
reticulation. These variations will be applied as required.  
The gardens and landscaping are irrigated with an automatic sprinkler system and 
will be maintained, for the life of the development, by a contractor appointed by 
management.   

4.6. Protection of Soil, Groundwater and Surface Water 

Measures and controls in place at Ulan Village Green for the protection of soil, groundwater and 

surface water include: 

• Closed pipe sewage reticulation, collection and on-site treatment. 

• Stormwater collection from parking lot and roads and closed pipe reticulation to on-site 

stormwater detention basin to prevent contaminated water entering the Goulburn River.  

• Roof water collection tank for recycling of collected water to sanitation system. 

• Sewage effluent irrigation area designed to prevent potential stormwater run on by means of 

an upslope diversion drain. 

• Periodic monitoring of groundwater and surface water quality at the site to detect any impact 

from effluent irrigation and stormwater management.  

• Regular monitoring of treated sewage effluent quality. 

• Collection of waste (both putrescible and non-putrescible) in closed containers and regular 

removal from site for landfill disposal. 

• Direct removal of sewage sludge solid residue from the sewage treatment plant and transport 

off site for appropriate disposal. 

The measures implemented to prevent impacts to groundwater from the on-site sewage 

treatment and effluent irrigation activities is documented in Groundwater Quality Management 

Plan (attached as Appendix D). Monitoring the operational parameters of the Sewage Treatment 

Plant is the responsibility of a maintenance engineering contractor appointed by the owners of 

the Ulan Village Green facility.  

Monitoring and reporting of the treated effluent and groundwater quality is the responsibility of a 

duly qualified consultant, currently Barnson Pty Ltd, appointed by the owners of the Ulan Village 

Green facility to perform these tasks. Monitoring is to be performed monthly for the first 12 

months of operation, where after it is reduced to quarterly for the duration of the operation of the 

sewage treatment and irrigation facilities.  
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1. Introduction 

 

1.1 Telephone/Internet services 
Ulan Village Green has Telstra mobile service.  Complimentary wi-fi is provided for guests.  

You will find your wi-fi password on your rom key tag. 

1.2 Ulan Township 

Ulan is a small town consisting of less than 100 people. Ulan is located 312km NW of 

Sydney, 198km N of Orange, 41km N of Mudgee and 25km NW of Gulgong.  

Facilities include, but are not limited to: 

- Post Office 

- Hotel 

- Furney's Building & Plumbing Supplies 

- GB Auto Group Pty Ltd  

1.3 Compliance with Village Regulations 

Each occupant shall at all times observe and comply with these village rules and 

regulations.  These regulations are designed for the comfort, convenience and safety of all 

occupants of the village. 

 

Ulan Village Green retains the right at any time to change or update these rules for the 

benefit of Ulan Village Green and its occupants.  Rules for the use of Ulan Village Green’s 

recreational facilities are to be strictly adhered to. 

 

1.4 Breach of rules and misconduct 
Any breach of rules or misconduct by any occupant may lead to immediate withdrawal of 

accommodation and expulsion from site. 

Ulan Village Green has a Zero tolerance policy regarding misconduct and serious misconduct will 

result in immediate expulsion from camp. If misconduct results in a written warning only, the 
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guest’s employer will be notified. Any further offences will result in immediate expulsion from 

camp. 

 

 

1.5 Own Risk 

Each occupant expressly accepts that their occupancy and use of the village is at their own 

risk.  Ulan Village Green shall have no responsibility or liability for any loss, damage or 

injury suffered by an occupant, whether to the occupant’s person or property. 

 

 

1.6 Emergency 

The nearest hospital facilities are at Gulgong District Hospital which is 25.5 km from site or 20 

mins by car. 

 

2.      Village Hours 
 

Our site office hours are Monday to Friday; 9:00am to 5.00pm.  

 

Please note that site office hours are subject to change and may not be staffed.  

In this case, please call the afterhours contact. 

 

2.1 Contact 

Site manager   1300 270 774 

After hours contact 1300 270 774 

Site address   Ulan Village Green 

   94 Main Street 

   Ulan  NSW  2850 

 

3. Accommodation-Ulan Village Green 
 

Entitlement to accommodation at Ulan Village Green is only available via prior agreement. 
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3.1 Occupancy per Room 

Rooms are for the occupancy of one person only. Guests are not permitted unless authorised 

by management. 

 

3.2 Allocation 

Rooms are allocated by the site manager and cannot be changed without permission. 

 

3.3 Check In 

Where possible all new arrivals should check in at the site office.  In the case of after-hours 

arrivals, please collect key and complete sign in from the Kitchen or from office.   

 

 

3.4 Check Out 

 

A single key will be given on arrival and will be returned on leaving the village for break or 

permanently to either village management or in the case of after-hours, to the drop off box 

located in the kitchen.  If keys are not returned, you will be considered still on camp and 

charged accordingly.  

 

Rooms must be fully vacated of all personal belongings (unless designated permanent room). 

 

If key is lost, a replacement will be given for a fee of $20.  Management will keep a second key 

for all rooms in the office as well as a master keys for own use. 

 

Check in: 2.00pm 

Check out: 10.00am 

 

 

3.5 Provisions 

Each room will be stocked with the following: 

Pillow case  2  Pillows  2 

Single bed sheet 2  Doona  1 

Mattress protector 1  Doona cover 1 

Bath Towels  2  Bin  1 

Bath mat  1   

Shower curtain  1 
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If on arrival, any discrepancies should be reported to the village management in person or by 

phone within 24 hours.  Any discrepancies on termination will be charged to the account of the 

person involved. 

 

3.6 Servicing 

Rooms will be serviced completely once a week or on a shift change basis.   

Each occupant is responsible for keeping their rooms in a clean, tidy and hygienic manner 

between regular services.  

If rooms are left in an unacceptable manner, an excess cleaning fee of $60 will be applied to 

the cost of your stay and room will not be able to be serviced. 

 

Missing towels are charges at $30 each.  

 

Rooms may be accessed by Ulan Village Green staff for the purposes of cleaning and general 

maintenance and repairs or any other reason Ulan Village Green staff deem necessary.  

 

 

 

3.7 Unauthorised persons 
Identification should be carried with guests at all times. Ulan Village Green retains the right to 

ask for proof of identification at any time. 

 

Unauthorised persons including family or friends are not permitted to stay in village.  Sharing 

accommodation with unauthorised persons is strictly prohibited.  No unauthorised visitors are 

allowed in dining room, unless via prior arrangement 

 

Pets 

No pets are to be kept anywhere in the village. 

 

 

3.8 Wilful Damage 

Wilful damage to Village property will result in accommodation being withdrawn and the cost 

of repairs will be charged to the account of the person involved.  

 

Misconduct in any other of the village facilities included, but not limited to the dining room, 

recreational areas, gymnasium, or abuse to Ulan Village Green staff will not be tolerated and 

may result in withdrawal of accommodation and expulsion from the village. 
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3.9 Vehicles  
Vehicles are to be parked in the designated parking area only. Village speed limits are to be 

strictly adhered to. 

 

3.10 Smoking 

Rooms are strictly non-smoking. Smoking is not permitted within 3m of any door.  

 

3.11 Cooking 

Cooking/cooking equipment is not permitted in rooms.  

 

 

 

 

3.12 Infectious Disease 
Any persons infected with acute infectious disease must leave camp immediately and notify camp 

management by phone. Ulan Village Green does not cater for self isolating guests. This includes 

Covid 19, influenza and gastro. On departure guests must turn off all lights, TV and air conditioning 

and leave windows open. Door should be left shut and key returned to the locked key box. 

 

3.13 Evacuation 
Should an issue arise whereby an evacuation of the village is required, Ulan Village Green staff 

will initiate the evacuation alarm.  On hearing alarm, all personnel are to evacuate to the 

central muster point as per emergency evacuation procedure provided in your room. 

 

 

4. Dining Room and Meals 
 

4.1 Meal Times 
Kitchen hours (daily) 

 

Breakfast 4:30am to 8:00am 

Dinner   4:30pm to 8:30pm 
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Meals will be provided in the dining room during the published times.  Meal service will NOT 

be provided outside published times unless village management has approved prior 

arrangements.  

 

For clarity; desserts and items from the hot Bain Marie are not to taken from the dining room 

to be consumed at a later time.  Takeaway meals are not provided. This is to ensure all items 

removed from the dining room are of an appropriate type and temperature to comply with 

Australian Food Safe standards.  Removal of Hot Food from the dining room is against NSW 

Health Regulations.  

 

 

 

 

 

4.2 Hygiene 

All residents must wash their hands prior to attending food service points, sinks, hand wash, 

and sanitizer and hand towels are available at the entrance to the dining room. 

Minimum dress requirements for ALL residents in the dining room MUST be adhered to and 

include a sleeved shirt or T shirt, shorts, sandals, or thongs of reasonable cleanliness.  

 

Work clothing including work boots may be worn in the dining room however they must be in 

a reasonable and clean condition – heavily soiled clothing / work boots are not permitted. 

 

4.3 Dining Room Items 
Crockery, cutlery, utensils and items or materials of any kind are not to be removed from the 

dining room.  Any damage or theft of dining room items will be charged to the account of the 

person involved. 

 

4.4 Alcohol 
Alcohol is not to be taken into or consumed in the dining room. The kitchen / dining room area 

is also a “no smoking” area.  Guests are permitted to consume alcohol at Ulan Village Green in 

their rooms or on verandas.   

Intoxication at Ulan Village Green is not permitted. 

Ulan Village Green has a ZERO TOLERANCE policy is relation to intoxication and/or behaviour 

associated with intoxication. 
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4.5 Complaints 

Any complaints as to the quantity, quality or variety food served are to be directed to the site 

manager, not to the catering staff.  

 

 

 

5. Gym and recreational area 
 

All users of the gym must be proficient in equipment use and do so at their own risk.  This is an 

alcohol-free area.  Gym equipment is not to be removed from the gym room at any time. Any 

faulty equipment must not be used and reported to Management immediately 
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6. General 
 

6.1 Litter 
Please place litter in the bins provided. 

6.2 Laundry 

Washing of heavily soiled clothing or use of washing facilities that may cause damage is strictly 

prohibited and damage sustained will be at the person’s own expense. 

 

6.3 Fire Fighting Equipment 

Firefighting equipment is supplied and placed throughout site and occupants are expected to 

take every precaution against the possible outbreak of fire.  

Any person found interfering with or irresponsibly discharging firefighting equipment or smoke 

alarms shall have their accommodation withdrawn. 

 

6.4 Illegal Activities 

Consumption of illegal substances conducted on site are strictly prohibited and will result in 

instant dismissal and expulsion from village. 

 

6.5 Abusive behaviour 

Ulan Village Green does not tolerate aggression in any form, be it physical, verbal or 

psychological.  Any aggression will result in instant dismissal and expulsion from village and if 

appropriate will be reported to the appropriate authorities. 

 

6.6 Curfew 

No excessive noise or disturbance is to be made on site after the hours of 9:30pm.  Please be 

aware that Ulan Village Green caters for shift workers and excessive noise in village, especially 

in rooms, is not permitted at any time. 

Breaking of Curfew will result in a written warning and second offences will result in expulsion 

from camp. 

 

6.7 Maintenance 
Residents must report defects and malfunction of equipment / facility on a Maintenance 

Request Form that can be located in your room and the village management office.  Any defect 
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of a dangerous or urgent matter must be reported immediately.  Village maintenance will be 

carried out during normal working hours. 



 

 

 

 

  

 

 

 

 

 

APPENDIX B  
Ulan Village Green Emergency 
Evacuation Plans 
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1. INTRODUCTION 

1.1. Overview 

The Temporary Workers’ Accommodation facility at No. 94 Main Street, Ulan (referred to as Ulan 

Village Green) is proposed to be expanded to comprise 200 accommodation units, a kitchen, dining 

room, laundry and recreation facility, all located on a site of approximately 4 hectares. 

A Development Application for the Ulan Village Green was first approved in 2012 (DA0135/2012), 

along with subsequent modifications and is currently being modified again to allow extension of 

the capacity of the facility to be increased by 56 rooms from 144 to 200 rooms, and addition of a 

laundry building. 

Potable water is supplied to the Ulan Village Green accommodation facility by tanker truck and is 

received in a 50,000L tank from where it is distributed to the rest of the facility via a pressurised 

supply system. The water delivered is of potable quality and is treated prior to delivery in 

accordance with drinking water quality standards. 

The Public Health Act 2010 and Public Health Regulation 2012 require that all suppliers of drinking 

water establish and adhere to a Quality Assurance Program (QAP). This QAP was developed by 

customising the template provided by NSW Health Private Water Supply Guidelines to ensure its 

relevance to the water supply system for the Ulan Village Green accommodation facility. This QAP 

addresses the Framework for Management of Drinking Water Quality set out in the Australian 

Drinking Water Guidelines (ADWG 2011), in a way that is appropriate to the water supply to the 

Ulan Village Green accommodation facility. The NSW Health Private Water Supply Guidelines were 

also used to develop this QAP. 

 

1.2. Water Supply Quality Assurance Program 

A water supply system includes everything from the collection of the source water through to the 

point of use. In developing this QAP for the Ulan Village Green accommodation facility water supply 

system the following questions were addressed: 

• What problems could occur between the water source and the point of use? 

• How can they be prevented or fixed? 

• How do you know that the problem has been prevented or fixed? 

The answers to these questions helped to determine how to: 

• assess and protect the quality of the source water 

• make sure treatment processes are appropriate, maintained and working properly 

• regularly test the water quality 

• make the water supply safe if contamination has occurred 

• make sure that water users are warned and/or provided with safe drinking water if the normal 

supply is found to be unsatisfactory or the quality cannot be guaranteed. 

Keeping the water supply system safe involves: 

• identifying who is responsible for the system and who will respond to issues 

• understanding hazards to your water sources 
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• making sure the water is stored and distributed safely 

• treating the water to remove or control any contamination 

• monitoring the quality of the water and the integrity of the water supply system 

• planning on how to respond to problems in the water supply system. 

This QAP reflects the type of water supply system managed by the Ulan Village Green 

accommodation facility, especially the water source and its end uses. While NSW Health 

recommends that water supplies be monitored regularly, operators may choose not to monitor 

water quality. 

1.3. What to do with the QAP 

A copy of this completed QAP has been provided to the Public Health Unit for review.  

This QAP should be a living document that is reviewed regularly. Any changes that occur to the 

water supply system or any new hazards that are identified from observations, equipment checks, 

incidents or monitoring should be added to the relevant section of the program. 

This QAP should be kept in a central place that is easily accessible to staff and others who may 

need to view it, such as officers of NSW Food Authority, your local Council and NSW Health. 
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2. BASIC INFORMATION 

2.1. Private Water Supplier’s Details 

 

Property/business name Ulan Village Green 

Owner/occupier name Long Necks Developments Pty Ltd 

Owner /occupier contact 

details 

Phone:  1300 227 676 

Mobile Phone: 0409 228 993 

Email:  luke@barnson.com.au 

Address:  94 Main Street, Ulan, NSW. 

Business after‐hours / 

emergency contact 

Name:  Luke Morris 

Phone:  1300 227 676 

Mobile Phone: 0409 228 993 

Email:  luke@barnson.com.au 

Address:  c/ Barnson, 110 Market Street, 

Mudgee. 

 

 

2.2. Water Supply System Monitoring and Maintenance Personnel 
Details 

 

 Roles and responsibilities 

Name and phone 

number of main 

person responsible 

Name:  Luke Morris 

Phone:  1300 227 676 

Mobile Phone: 0409 228 993 

Email:  luke@barnson.com.au 

Role:  Camp Co-ordinator 

Name and phone 

number of any other 

people responsible 

Name:  Mr Sam Turnbull 

Phone:  02 8415 9899 

Mobile Phone: 0428 241 168 

Email:  sam@tobco.com.au 

Role:  Camp Construction Manager 
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2.3. Description of the Water Supply System 

 

Tick  Component Description 

Water Sources 

 Groundwater (bore) Not available 

✓ Carted water All potable water be transported via water tanker from 

Ulan Water Ulan Water Pty Ltd ACN 122 924 716. 

Ulan Water is an approved drinking water supplier and 

carter with the NSW Department of Primary Industries 

Food Authority (Food Authority Accreditation/Licence 

No. 93896).  

Water is delivered to two (2) 50,000L above ground 

tanks located on the Ulan Village Green premises. 

Treatment 

✓ Prior to arrival Ulan Water pre-treats the water to drinking water 

quality, in accordance with the conditions of their 

license, prior to the water being delivered. 

✓ UV disinfection UV treatment tube installed on outlet side of Ulan 

Village Green water supply tank. 

Distribution 

✓ Storage/header tank 2 x 50,000L water storage tank receiving water from 

Ulan Water tanker truck. 

✓ Pipes Reticulated pipe network to camp from water storage 

tank fitted with non-return valve. See attached plan. 

✓ Pumps 1 x Distribution pressure pump Grundfos Hydro MPC-

E 2 CRIE 10-3 U1 F-A-A-AG unit, set to 3.5 bar 

Uses 

✓ Drinking Accommodation units and staff up to 200 people 

✓ Food preparation (including washing of 

produce and cleaning of utensils and 

equipment) 

Is the food business notified to NSW 

Food Authority? 

Water used for food preparation and for washing and 

cleaning of utensils and equipment. 

✓ Personal hygiene (showers, toilets etc.) Potable water used for showers and hand washing. 

Harvested rainwater used for toilets. 

✓ Clothes washing Harvested rainwater used for washing machine. 

✓ Other Harvested water used for landscaping 

 



 

 

 

 

 

 

  

  5/05/2023 

Ref: 17239-ER05_B 
5 

3. DIAGRAMS OF THE WATER SUPPLY SYSTEM 

Diagram 1 shows the potable water reticulation system for the 144 room camp with one laundry 

unit installed. Diagram 2 shows the additional potable water reticulation with the addition of 56 

rooms and second laundry room added.  

 

 



 

 

 

 

 

 

  

  5/05/2023 

Ref: 17239-ER05_B 
6 

 

 

Diagram 1  
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Diagram 2 
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4. RISK ASSESSMENT OF THE WATER SUPPLY 
SYSTEM 

Step 1: Identify particular hazards in your water supply in the risk assessment template. The table 

in Appendix B gives some examples of some hazards and is provided to assist you to complete 

the “Hazard” column of the Risk Assessment. 

Step 2: Assign risk rankings. Once you have listed all possible hazards, assign a risk ranking to 

each hazard as low, medium or high in the risk assessment template. Consider the likelihood of 

the hazard occurring and, if it does, the severity of the consequence. The table in Appendix C 

may assist in ranking risks. 

Step 3: Identify controls. Decide whether the hazards identified in your system have controls in 

place and describe these controls in the risk assessment template. Controls are the ways that risks 

will be managed, for example excluding animals from dams used for human drinking water, 

regular inspection and maintenance programs or water treatment. The table in Appendix B gives 

some more examples of possible controls for various hazards. 

Step 4: Monitoring of controls is important to ensure they are working effectively. Describe in the 

risk assessment template how, when and where monitoring will occur, who is responsible, how 

and where records will be kept and by whom. Consult the Private Water Supply Guidelines for 

information on monitoring. 

Step 5: If any hazards are not controlled, identify what could be done to improve safety and 

reduce the risk of those hazards. List any shortcomings in your water supply system and its 

management and identify what improvements should be made. Document these improvements in 

your risk assessment template. 

Step 6: Prioritise actions that need to be taken to protect the water supply and give them a 

priority number or time frame in the risk assessment template. 

 

Risk Assessment 

Step 1 
Hazard 

Step 2 
Risk 
Rank 

Step 3  Step 4 
How is this control 
monitored? 

Step 5 
If not 
controlled 
what could be 
done to 
improve 
safety? 

Step 6  
Timeframe 
for action Hazard  

Controlled 

Control, if any? 

Contaminated 
couplings of 
pipe 
(connection 
from water 
tanker to 
potable water 
tank pipe) 

Low Yes Ulan Water 
procedures for 
washdown and 
disinfect of 
coupling 

In-line UV 
system 

Routine inspection of 
the water treatment 
system 

Routine maintenance 
and replacement of 
UV lamps 

Monthly microbe 
testing (total coliforms 
screening)  

Records of UV 
servicing kept 
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Step 1 
Hazard 

Step 2 
Risk 
Rank 

Step 3  Step 4 
How is this control 
monitored? 

Step 5 
If not 
controlled 
what could be 
done to 
improve 
safety? 

Step 6  
Timeframe 
for action Hazard  

Controlled 

Control, if any? 

Contaminates 
entering tan 
via internal 
reticulated 
pipework 

Low Yes Approved non-
return valve at 
outlet. 

At installation. No 
further monitoring 

  

Contaminates 
entering tan 
via lid 

Low Yes Lid sealed after 
refilling in 
accordance 
with Ulan 
Water 
procedures for 
tank refill.  

In-line UV 
system 

   

Tank 
materials (e.g. 
pH of water in 
concrete 
tanks, high 
metals from 
metallic tanks) 

Low Yes Polymer tank 
designed for 
potable Water 
storage 

At installation. No 
further monitoring 

  

Build-up of 
sludge in 
tank, dirt in 
inlet strainers 
or insect 
screens 

Low Yes Screen on tank 
inlet 

Screens cleaned every 
2 weeks. Tank drained 
and cleaned every 2 
years 
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5. MANAGEMENT ACTIONS AND RECORD KEEPING 

Document all activities required to manage the water supply including inspections, 

maintenance, signage, monitoring, and incident management. 

Keep records of: 

• system inspections 

• all results of microbial and chemical testing, and chlorine levels (where applicable) 

maintenance to the water system such as tank cleaning, filter change, chlorination 

incidents and corrective actions e.g. dead animal in tank, storms, treatment breakdown 

deliveries of carted water, including date and name of supplier 

• the placement of warning signs. 

5.1. Planned water supply system inspection and maintenance 
program 

Planned inspection and maintenance program 

Item inspected / 
maintained 

Frequency 
or dates 

Who by Equipment or 
procedures 

UV system inspection Daily Facility Manager Visually inspect if UV 
light is operating 

Replace UV light 

source 
When required Facility Manager by 

notifying Contractor 
Equipment manuals 

Inspect screens on tank During every 
delivery of water 

Water supplier Visual inspection. 
Report defects to 
facilities manager. 

Clean screens on tank When needed Facility Manager Clean screens and 
look for defects in 
tank structure 

Check for mosquito 
larvae/access 

During every 
delivery of water 

Water supplier Visual inspection. 
Report defects to 
facilities manager. 

System (pump, piping, valves) is 
fully operational and maintained 

Annually Contractor Equipment manuals 

Drain tank to remove sludge 

build‐up 

Every 2 years, if 
required 

Contractor  
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5.2. Water supply system inspection and maintenance records 

Water supply system inspection and maintenance record (planned and additional). 

Date What was inspected Notes Actions to be taken Person 
responsible 

 UV system 
inspection 

   

 
Replace UV light 

source 
   

 Inspect screens on 
tank 

   

 Clean screens on 
tank 

   

 Check for mosquito 
larvae/access 

   

 System (pump, 
piping, valves) is 
fully operational 
and maintained 

   

 Drain tank to 
remove sludge 
build‐up 

   

 

5.3. Equipment details 

Equipment records (procedures for operation and maintenance including history) 

Part / Equipment Manufacturer Supplier/Repairer 
Contact Details 

Water Pump Grundfos Hydro  Grundfos Pumps Pty. Ltd, 1300 337 733 

UV system UltraZViolet FloodQuip Australia, (02) 4735 5054 

Laboratory ALS Environmental Mudgee, (02) 6372 6735 
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5.4. Sign posting 

Signs 

Sign location Sign wording Permanent or 
temporary 

Inspection date Action taken 

At taps Water Not Suitable 
for Drinking 

Temporary, if water 
contamination 
detected and/or 
UV system is not 
operational. 

n/a n/a 

No non-potable 
water taps – no 
need for signs 

n/a n/a n/a n/a 

 

5.5. Water quality monitoring program 

Water quality monitoring 

What is to be 
monitored 

How often are 
tests to be taken 
(frequency or 
dates) 

Location of 
Tests/sampling 

Who should 
perform the 
test 

Equipment needed 
and procedures for 
performing the test 

Aesthetic water 
quality 

Daily Kitchen tap Facilities 
Manager 

Taste & odour 
Visual inspection 

Microbiology Quarterly or if daily 
aesthetic quality 
test indicates a 
potential issue 

Kitchen tap Appointed 
consultant 

Laboratory sampling 
procedure 

Water 
Chemistry 

Annually, or if daily 
aesthetic quality 
test indicates a 
potential issue 

Kitchen tap Appointed 
consultant 

Laboratory sampling 
procedure 

 

 

5.6. Water quality monitoring results 

Water testing results – visual inspection and taste 

Date Water Colour 
Clear 
yes/no 

Taste 
acceptable 
yes/no 

Odours 
yes/no 
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Water testing results – Microbiology and Chemistry  

Date Reason for test 
Scheduled/Complaint 

Test conducted Results reported and 
filed/Action taken 

    

    

 

5.7. Records of water purchased from a water carter 

Purchased water 

Date Volume of water purchased Name of water carter if not Ulan 
Water Pty Ltd  

   

 

5.8. Incident records 

Issue / Incident / Emergency Record (including customer complaints) 

Date Incident Actions taken Persons involved 

    

    

 

 



 

 

 

 

  

 

 

6. CONTINGENCY AND EMERGENCY PLANNING 

6.1. Contingency plan 

Issue Likely actions that could be taken 

Dirty or smelly water • Flush lines 

• Check water quality in tank and tank integrity 

• Check and confirm UV operation 

• Use bottled water for drinking, food preparation 

• Consult with water carter/supplier 

• Drain and clean tank 

Unpleasant taste to water • Flush lines 

• Check water quality in tank and tank integrity 

• Check filters and confirm UV operation 

• Use bottled water for drinking, food preparation 

• Consult with water carter/supplier 

• Drain and clean tank 

Microbial quality test results 
exceed health based 
Australian Drinking Water 
Guideline values 

• Contact Public Health Unit for advice 

• Sign post all outlets that water supply is contaminated and not to be 
used for drinking, food preparation or consumed when cleaning 
teeth 

• Use bottled water for drinking, food preparation, cleaning teeth 

• Re test water microbial quality at kitchen and in tank  

• Check tank integrity 

• Consult with water carter/supplier 

• Check filters and confirm UV operation 

• Consider chlorinating tank 

 

 

6.2. Emergency contacts 

Keep details of who to contact in an emergency, who to call for advice and important local 

contractors. Keep these details in an easily accessible place. 

 



 

 

 

 

  

 

 

Contact Name Contact  

Public Health Unit Dubbo PHU  6089 8979 

Local Council Mid Western Regional Council  02 6378 2850 

Pollution Incident 

Hotline 

NSW Environment Protection 

Authority 

 

131 555 

Plumber* Rapid Plumbing  0407 006 062 

Tank Cleaner Mudgee Water Tank Cleaning  0475 893 272 

Water Carter Ulan Water Pty Ltd   

 

0427 260 575 

Chlorine Supplier Ulan Water Pty Ltd   

 

0427 260 575 

Water Testing ALS Environmental, Mudgee 02 6372 6735 

Electrician* Sam Lynch Electrical  0412 978 014 
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1. INTRODUCTION 

1.1. Overview 

The Temporary Workers’ Accommodation facility at No. 94 Main Street, Ulan (referred to as Ulan 

Village Green) is proposed to be expanded to comprise 200 accommodation units, a kitchen, dining 

room, laundry buildings and gymnasium, all located on a site of approximately 4 hectares. 

A Development Application for the Ulan Village Green was first submitted in 2012 (DA0135/2012), 

and subsequently modified and is currently being further modified to allow expansion of the 

capacity of the facility from 144 to 200 accommodation rooms. It is also proposed to add a laundry 

building. 

The Ulan Village Green development involves the operation of an on-site sewage treatment plant 

(STP). The technology used for sewage treatment is an Ozzi Kleen modular treatment plant, 

designed with a capacity to treat 20 000 L of sewage effluent per day. The treated effluent from the 

STP will be disposed of on-site through spray irrigation.  

As part of the Development Application process for the Ulan Village Green the details of the sewage 

treatment and effluent management design was referred to the NSW Department of Planning, 

Industry and Environment (DPIE). The DPIE responded with a memorandum (attached as Appendix 

A) providing an evaluation of the potential risks posed by the STP and effluent disposal, and 

recommendations for the management and mitigation of these risks.  

The purpose of this Monitoring Program report is to present an interpretation of the DPIE 

recommendations and propose a monitoring programme for protection of the water resources. 

 

2. IDENTIFIED RISKS & RECOMMENDATIONS

The DPIE Memorandum (dated 12 August 2019) considers a number of registered bores located 

in the vicinity of the proposed Ulan Village Green development and discusses those bores which 

could potentially be influenced by the STP and effluent irrigation. Figure 2.1 presents a map

indicating the identified boreholes relative to the proposed Development.

Of the bores identified, only the GW200870 borehole is described as potentially influenced

as a result of the drawdown created by pumping from the bore at the maximum authorised rate, 

every day for a year. According to a numeric drawdown assessment undertaken by the DPIE, an 

imaginary plume of contamination extending from the STP could potentially be drawn to the 

GW200870 borehole under the extreme use conditions.

However, according to the DPIE Memorandum, lithological records for the site indicate that there 

is a layer of clay at a depth of 3 m to 5 m below surface, which is positioned between the surface 

soils and the deeper weathered layers of rock where the aquifer accessed by the GW200870 bore 

is located. The memorandum states that this intervening clay layer would be largely impermeable 

and is expected to significantly limit any contamination resulting from the above ground STP or 

from the effluent irrigation area. Consequently, the DPIE memorandum indicates the risk of 

contamination to the GW200870 bore is negligible.
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Figure 2.1 Location of registered boreholes near the proposed Ulan Village Green Development. 

The DPIE recommends that the conditions of consent for the Development stipulate that regular 

quality monitoring of local private use boreholes be undertaken to firstly establish current quality 

and to ensure that water quality remains suitable for use over time.  

The recommendation goes on to say that either regular monitoring during operation of the Ulan 

Village Green facility, or single samples from the private bores after the operations has come to 

an end could be performed to detect any potential contamination of groundwater. 

 

3. MANAGEMENT AND MITIGATION MEASURES 

3.1. Issues Influencing Feasibility  

Of all the bores identified in the DPIE Memorandum, the private bore closest to the Development 

(GW200870, see Figure 2.1) is the only one that could conceivably be influenced by the proposed 

STP and effluent irrigation. The GW200870 bore is registered for industrial use and is owned by a 

company that, among other services, is a commercial supplier of potable drinking water. Water 

from the GW200870 bore is pumped out to holding tanks, treated and distributed to clients by 

road tanker from. The owner of this company was approached to arrange access to the 

GW200870 bore for the collection of a raw groundwater sample, to establish the current water 

quality. Unfortunately, the owner refused to allow samples of untreated groundwater to be 

collected from his site and is unwilling to share any of the raw water quality data available for the 

borehole.  

An alternative to obtaining a sample from the GW200870 bore would be to install a new 

monitoring borehole on the Ulan Village Green site between the STP and the boundary of the 

property where the GW200870 bore is located. The problem with this option is that the 

installation of a borehole in this location may actually increase the risk of contamination to the 

groundwater.  
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As noted earlier, an intervening clay layer present in the lithology of the site would be largely 

impermeable and is expected to significantly limit any contamination resulting from the above 

ground STP or from the effluent irrigation area, provided that the clay layer is not breached. 

Installing a monitoring borehole adjacent to the STP could potentially represent such a breach. 

Even if the borehole itself is cased or lined to prevent contaminated water from the surface soils 

entering the hole and migrating down to the deeper weathered aquifer, installation of the bore 

may locally disturb the intervening clay layer resulting in increased potential for downward 

migration.  

3.2. Proposed Management Measures 

3.2.1. Establishing Current Conditions 
In order to establish the current or baseline quality of water, the use of water samples collected 

from two other boreholes will be used.  

The GW080350 borehole is registered for domestic use and is located topographically up-

gradient of the GW200870 bore at a distance of approximately 300m. Since the GW273091 

borehole is actively pumped, the GW080350 borehole falls within its area of drawdown and the 

quality of water from this borehole can consequently be considered to be similar to that of the 

water entering the GW200870 bore, and therefore represent a reasonable indication of baseline 

quality.  

The GW080350 borehole is unlikely to be affected by the STP and effluent irrigation activities at 

the Ulan Village Green. Any plume of contamination resulting from these activities would likely 

move topographically down gradient towards the Goulburn River.  

The GW273091 monitoring borehole, is located between the STP and effluent irrigation area and 

the Goulburn River and is drilled to a depth of 17.5 m and therefore intersects the deeper 

fractured aquifer at the site. By collecting samples from the GW273091 borehole before 

commissioning of the STP, the baseline quality of water in the aquifer downgradient of the 

potential sources of contamination can be established. 

3.2.2. Contamination Source Management 
With the STP and effluent irrigation area identified as the potential sources of groundwater 

contamination, it is reasonable to expect that by implementing preventative management 

measures at these activities, the contamination of groundwater can be avoided.  

The STP is a self-contained, closed system consisting of a series of treatment tanks housed inside 

a closed steel structure resembling a shipping container. Any leaks or ruptures to the treatment 

tanks would firstly be contained within the steel structure but would also result in the STP 

becoming inoperable and automatic error notification being sent to a maintenance engineer. 

Leaks or ruptures to the system would therefore not go unnoticed and it is unlikely that any such 

event would occur for any significant period of time. If any spillage or unintentional release of 

sewage or treated effluent occur from the STP, immediate clean-up of the spill should significantly 

reduce the potential for impacts to groundwater. 

With regard to the disposal of the treated effluent, the chemical and microbiological quality of the 

effluent is directly related to the potential for groundwater contamination from the effluent 

irrigation area. The STP has a set of specifications according to which it is operated and is capable 

of producing effluent of specified quality, depending on the of composition of the input to the 

plant.  
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The method of effluent disposal through irrigation has been designed in accordance with the 

accepted practice of determining the capability of the surface soil layers to absorption nutrients, 

namely phosphorus and nitrogen compounds, without leaching these to underlaying lithologies. 

This nutrient absorption capacity of the soil was used to determine the size of the area to be used 

for the irrigation, based on an assumed effluent quality. Consequently, the potential for the 

effluent disposal activity to result in groundwater contamination can be reduced by ensuring 

efficient operation of the STP and periodic monitoring of the effluent quality. 

3.2.3. Groundwater Quality Monitoring 
In order to detect potential impact to water quality from the STP and effluent irrigation, samples 

of groundwater from the GW273091 monitoring borehole, located on the Ulan Village Green 

property, will be collected. The GW273091 is located topographically down gradient from the 

STP and effluent irrigation activities, and any contamination plume potentially generated from 

these activities will most likely migrate down gradient towards this monitoring point.  

Water quality parameters measured in the samples from the GW273091 monitoring borehole can 

be compared to the baseline quality measurements collected at this location prior to 

commissioning of the STP as well as to monitoring values collected from the domestic use 

borehole located up gradient of the site (GW080350). 

 

 

 



 

 

 

 

  

  5/05/2023 

Ref: 17239-ER04_B 
8 

4. SUMMARY AND REPORTING 

Table 4.1 presents a summary of the measures proposed in relation to the recommendations from 

the DPIE, for the management and mitigation of potential impacts to groundwater from the Ulan 

Village Green development. 

Table 4.1: Summary 

DPIE 
Recommendation/Goal 

Management/Mitigation 
Measure 

Frequency/Note 

Establish current 

conditions (baseline 

groundwater quality)  

Collect and analyse samples 

of groundwater from 

GW080350 and GW273091. 

Samples to be collected and analysed six (6) 

monthly. 

Responsibility: Appointed Consultant 

Undertake regular 

groundwater monitoring 

Collect and analyse samples 

of groundwater from 

GW080350 and GW273091. 

Samples to be collected and analysed every 

six (6) months, thereafter quarterly for a 

period of 6 months after decommissioning of 

the facility. Analytical results to be compared 

to baseline groundwater quality values. 

Results to be recorded in monitoring report.  

Responsibility: Appointed Consultant 

Implement active 

management and 

mitigation measures. 

Attend to any spillage or 

overflow of the STP 

immediately to prevent 

environmental 

contamination.  

 

Report any spillage from the STP to the 

maintenance contractor and arrange for 

immediate clean-up of the spillage. 

Responsibility: Ulan Village Green Manager 

Report all operational issues 

or maintenance errors of the 

STP and note how these 

were addressed. 

Keep a record of all operational issues at the 

STP. 

Responsibility: Appointed maintenance 

contractor 

Monitor STP treated effluent 

quality 

Samples of STP treated effluent to be 

collected monthly for a period of 6 months 

following commissioning of the plant 

(thereafter quarterly until decommissioning of 

the plant) and analysed for water quality and 

STP treatment efficiency parameters. 

Analytical results to be compared to 

parameters used for design of the effluent 

irrigation area. Results to be recorded in 

quarterly monitoring report. 

Responsibility: Appointed Consultant 

Reports detailing the monitoring results, recorded operational issues at the STP as well as findings 

of a general site inspection will be undertaken quarterly by the consultant appointed by Long 

Necks Developments Pty Ltd. The reports and monitoring are to be undertaken by suitably 

qualified individuals and the reports provided to the relevant authorities as per agreement with 

these authorities. 
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Memorandum

REF: ULAN CAMP 

 
 
 
TO    Josh Baker, Manager of Health & Building, Mid-Western Regional Council 

FROM  Llyle Sawyer, Contract Hydrogeologist, DPIE - Water 

DATE   12 August 2019 

SUBJECT   Registered bores proximal to STP for temporary workers accommodation at Ulan 

 
Department of Planning Industry and Environment – Water Assessment (DPIE-Water) understand 
Santos is installing a temporary workers camp at 94 Main S, Ulan.  Mid-Western Regional Council 
requested comment on what risk there is to a nearby existing groundwater bore.  
 
Details forwarded from Mid-Western Regional Council are:  

• The bore is a bit more than 150 m away  

• Development is for a 144 person camp 

• Initially planning effluent reinjection, amended to on-site treatment with off-site disposal. 

• Development does not trigger the distance condition with the river relative to controlled activities 
- NRAR have confirmed and the camp location was moved to accommodate. 

 
Local registered bore details shown in the Table 1 and shown on Figure 1. 
 
Table 1: Local registered bores 

Bore Number Owner Purpose Depth m screen  Standing Water Level  

GW049542 NSW  Monitoring 31 open below 
14.6m 

 1 June 2006: 0.68m 

GW080350 Private Domestic unknown unknown  unknown 

GW200870 Private Industrial 16.5 unknown  7m 

GW273091 NSW  Monitoring 17.5 3 - 5 m: alluvium  16 Aug 2011: 2.93m 

GW065950 Private  Irrigation 81 open below 27m  unknown 
 

Figure 1: Local registered bores located relative to development, white shaded area. 
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Bore GW273091 is a NSW monitoring bore used for alluvial aquifer groundwater monitoring purposes. 
This bore must not be disturbed or interfered with by any development. This bore is drilled to17.5 m 
depth in weathered sandstone and screened in overlying shallow alluvium. A two meter thick clay unit 
overlies the alluvium and the 1m thick top soil.  
 
Potential impact to this bore by the irrigation activities associated with the on-site operation of sewage 
treatment plant (STP), or potential overflow of the STP, is considered minimal.  
 
GW080350 lies outside of the 250 m distance rules of the relevant water sharing plan. This private 
basic landholder rights bore domestic has little recorded detail however is considered by DPIE-Water 
unlikely to be impacted by contamination from irrigation activities associated with the on-site operation 
of sewerage treatment plant (STP), or potential overflow of the STP. 
 
The closest private bore to the development is GW200870. The location of the proposed STP and 
related irrigation areas are within 250 m distance rule for contamination plumes of the bore. GW200870 
is registered for industrial purposes, has a final depth of 16.5 m, a standing water level of 7 m and a 
yield of 1.5 L/s from Upper Goulburn River Water Source, Hunter Unregulated and Alluvial Water 
Sources 2009. 
 
To understand the potential for GW200870 to mobilise potential contaminant, an algorithmic radial 
drawdown assessment based on the licenced volume for GW200870 and assumed screening in 
alluvium, with continuation of that alluvium to the site of the STP, plus contaminant plume to depth of 
16.5 m from surface was undertaken. This assessment indicated that there could potentially be 0.02 m 
of draw on the contamination plume from this bore if pumped every day all year, Figure 2. 
 
Figure 2: Radial drawdown algorithmic assessment for GW200870 

 
 
Lithological records for bore GW273091 are listed in Error! Reference source not found.. This 
indicates an intervening clay layer between the surface and alluvial material, this layer if not breached 
would be largely impermeable and assist in significantly limiting the downward migration of any 
potential contamination plume from the above ground STP propose. 
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Table 2: lithology records for GW273091, screened interval highlighted. 

From (m) To (m) Thickness 
Drillers 
description 

Geological material 

0 1 1 TOPSOIL Topsoil 

1 3 2 CLAY Clay 

3 5 2 CLAY BOUND 
GRAVEL 

Clay Loam 

5 15 10 WEATHERED 
SANDSTONE 

Sandstone 

15 17 2 SANDSTONE Sandstone 

 
In addition, this intervening clay layer would be expected to reduce downward migration pathways of 
any rupture to or spill from the above ground STP or small scale irrigation activities associated the STP.  
 
The risk of contamination to GW200870 is considered negligible.  
 
As a minimum active management and mitigation measures are recommended to be conditioned on the 
development such that the owners of the development undertake regular water quality monitoring of 
local private bores to ensure water quality remains suitable for purpose over time or monitoring is in 
place around the STP.  
 
To elevate any concerns, current conditions could be established in the private bores and either regular 
sampling or sampling at the end of the camp facilities to detect any potential contamination.  Should this 
be not able to be achieved the private bore holders should be advised to undertake regular water 
quality monitoring.  
 
Should monitoring indicate that water from the private bores is not suitable for the intended purpose 
and this is demonstrated to be from the STP on the workers accommodation site, then the workers 
accommodation site owners are required to implement make good provisions; water treatment to match 
use requirements or supply of alternative water of equal volume. 
 
Any STP involving reinjection below the groundwater level is not supported.  
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1. INTRODUCTION 

1.1. Overview 

The Temporary Workers’ Accommodation facility at No. 94 Main Street, Ulan (referred to as Ulan 

Village Green) is proposed to expand to 200 accommodation units, with kitchen, dining room, 

laundry and recreation facility, all located on a site of approximately 4 hectares. The current Crown 

lease for the site is 25 years, to 2037, with further options to extend 2 x 10 years out to 2057. 

A Development Application for the Ulan Village Green was first approved in 2012 (DA0135/2012), 

with several modified approvals and is currently being modified again to allow expansion of the 

capacity of the facility from 144 to 200 accommodation rooms, plus an additional laundry building. 

The Ulan Village Green is proposed as an ongoing sustainable venture, with no plans to 

discontinue these activities on the site prior to the end of the lease period plus options. However, 

to manage and provide for uncertainty, a Decommissioning and Rehabilitation Plan is developed 

for the site, to detail procedures and methods to use, should they be required. 

At the end of the lease period should the Ulan Village Green project be stopped at some time 

before the end of this period, a two staged approach to decommissioning is proposed. Stage 1 

would involve the decommissioning of the site via a care and maintenance program, so that use 

of the facilities by Ulan Village Green can continue, or could be offered to other users on a lease 

or sale basis. If this approach was not successful, a Stage 2 removal, demolition and rehabilitation 

will be employed.   

The sections below outline the decommissioning and rehabilitation planning in relation to the 

Stage 2 removal, demolition and rehabilitation of the Ulan Village Green. It is expected that a 

Stage 1 care and maintenance scenario would have limited duration as a decision on going 

forward or completely decommissioning the facility would likely have been made by the time the 

current consent is nearing an end.  

A risk assessment was initially completed to identify the key environmental risks associated with 

the closing of the Ulan Village Green site. The risk assessment identified surface water quality, 

groundwater resources and final landform stability as the main risks associated with the operation 

and closure of the facility. 

The decommissioning and rehabilitation plan, by nature, is an evolving plan that will be updated 

as new information on the site becomes available. It is proposed that the document be updated 

quinquennially during the operational period of the Ulan Village Green. 

 

1.2. Closure and Rehabilitation Commitments 

The following commitments are made in respect of the project closure and rehabilitation 

schedule: 

• Update the Decommissioning and Rehabilitation Plan on a quinquennial basis to accommodate 

for changes in the Ulan Village Green site plan and operation. 

• Commence site rehabilitation immediately following cessation of operations.  
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1.3. Closure Objectives 

The overall objectives of Ulan Village Green closure are as follows: 

• Remove all infrastructure (aside from that required for long term monitoring and access); 

• Rehabilitate the site and roads to achieve stable landforms; and 

• Provide for self‐sustaining site conditions that returns the site to a status fit for the intended 

long-term land use. 

 

2. GENERAL REHABILITATION STRATEGY 

Assuming extension of either the Consent or land lease is not possible or Long Necks 

Developments management elects to abandon the project before the expiry of either term, the 

site closure and rehabilitation strategy, in general, is as follows: 

Pre‐closure 

• Engage and consult with authorities (i.e. Mid-Western Regional Council) throughout operation 

life of the facility, such that the final closure plan has agreed final land uses, thereby allowing 

closure designs to be refined; 

• Update as required and submit updated Decommissioning and Rehabilitation Plan to Council 

six months prior to known date of closure; and 

• Complete a detailed engineering and tendering phase for closure.  

Post‐closure 

• Clean‐up of site including removal of all rubbish, recyclable materials and chemicals 

• Decommission, demolish and remove all infrastructure 

• Water management and erosion control works 

• Reshape and stabilise final landforms 

• Ripping of hardstand areas and revegetation with topsoil and seeding 

• Establish weed and pest control programmes 

• Post‐closure monitoring and maintenance for six months post closure and 

• Submission of post‐closure performance assessment reports (as required). 
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3. LAND SUITABILITY AND POST‐CLOSURE LAND USE 

The pre-development site was characterized by cleared grass land and an open woodland 

vegetative system at the perimeter of the site. The cleared grassland included a rough cricket 

pitch. The Ulan Village Green is primarily developed on the cleared grassland.  

There is a range of potential post‐closure land uses, depending on the circumstances causing the 

closure of the Ulan Village Green, and the available options for rehabilitation. Closure due to 

changed market conditions may permit the facilities to be adapted for another purpose for 

example a training facility or school. A complete study of the adaptive use of the facilities would 

be required, and a new business case would need to be established. 

Should a suitable alternative use of the facility not be forthcoming, the preference will be to return 

as much of the land as practicable to natural conditions. The final land use would depend on the 

potential for stable land‐vegetation, water systems, and may include either open grassland or 

open woodland vegetative systems. Natural re‐colonisation by native species would be 

encouraged in these circumstances. 

 

4. CONTAMINATED MATERIALS MANAGEMENT 

There is not expected to be a significant volume of contaminated materials remaining at the 

completion of operations. The major area at risk of contamination is the car park and on-site 

sewage treatment plant area. Minor areas where soil contamination is found during the post‐

closure phase (during site decommissioning) will be excavated and either treated in stockpiles 

(pending determination of the type and level of contamination) or removed and deposited in an 

offsite landfill under the appropriate licences. 

 

5. DECOMMISSIONING AND REHABILITATION 
WORKS 

5.1. Rehabilitation Objectives and Success Criteria 

The key objective for post‐closure is to ensure that landforms are stable and self-sustaining as well 

as suitable to support post‐closure land uses. Specific rehabilitation outcomes will be developed 

in consultation with authorities. 

Performance criteria will be set based on the post‐closure land uses that are determined for the 

site and will be formulated to gauge successive achievement of the rehabilitation objectives. 

For transition, the general rehabilitation goals and success indicators are outlined in Table 5.1. 
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Table 5.1: Rehabilitation Goals and Criteria 

Objectives Success Criteria 

Post‐closure landforms are: 

• stable, self‐regulating soil vegetation 

environments 

• safe to humans and wildlife 

A risk assessment to be conducted of the remaining and 

rehabilitated landforms by a suitably qualified and 

experienced professional to determine if the site is safe, and 

suitable for the proposed post‐closure land use. 

 

All disturbed areas are vegetated and stabilised, achieving a 

minimum vegetation cover of 70% of adjacent ‘undisturbed’ 

vegetation cover, and exhibit sustained growth and 

development. 

 

Organic and nutrient rich residues have been removed from 

sewer line trenches, sewage and treated water collection 

wells and the treatment plant and/or any soil contaminated 

with these residues where this infrastructure was installed on 

site. 

 

All channels and excavations on site are backfilled, levelled 

and stabilised to be non‐eroding. 

 

Site infrastructure is removed, decommissioned and 

rehabilitated as required for post‐closure land uses, and as 

defined in agreements with authorities. 

 

5.2. Decommissioning 

Decommissioning of the Project will involve the following key processes: 

• Management of water: 

o On site detention pond, potable water tank and rainwater collection tank to be emptied 

following routine confirmation of water quality procedures.  

o Natural drainage will be achieved by returning ponds, channels and infrastructure site to a 

natural land formation. 

o Sewer lines (including kitchen traps and drains, sewage collection well and treated effluent 

collection structures will be emptied by VAC truck and the wastewater disposed to suitable 

treatment facility. 

• Removal and/or stabilisation of structures: 

o The existing community hall located near the south-western corner of the site, which was 

renovated as part of the Ulan Village Green development, will not be removed and 

responsibility for the building will transfer to Crown or the subsequent lease holder/owner 

of the site.  
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o All distributed power will be isolated and decommissioned. 

o All rooms, stores and facilities to be decommissioned will be emptied and the products 

disposed of according to value and hazard. 

o Concrete ground slabs and other hardstand areas will be remediated by burying, ripping or 

otherwise covering. 

o Mobile sewage treatment plant(s) will be transported offsite for sale.  

o Temporary buildings and equipment assets will be packaged and along with other readily 

disconnected items having sufficient re‐sale value, such as pumps, tanks, power generators, 

or switchgear, will be trucked offsite for sale. 

o Items without resale value (plant and equipment) will be taken of site and recovered, reused 

or recycled, wherever practicable. 

5.3. Rehabilitation 

This Decommissioning and Rehabilitation Plan is developed to include management and 

mitigation of the key risks likely to be present in terms of rehabilitating the site. For general areas 

of the site this will include: 

Roads and Services: Although the paved driveway between the street and main entrance to the 

site would likely be retained unaltered to provide access, the roads, kerbs and associated 

drainage works will be removed, unless otherwise agreed with authorities. 

Revegetation: this will aim to return as much of the site as is eventually cleared of the 

development infrastructure to at least the pre-development environmental condition. A 

Revegetation Plan will be prepared, including species and community types to be replanted / 

encouraged, and a Weed Management Plan will be prepared, based on the Weed Management 

Plan prepared for the site construction and operational activities. 

Throughout the works noted above, control measures similar to those utilised during construction 

will be adopted, particularly in relation to Erosion and Sediment Control and contouring, as well 

as Measures for managing noise, dust, oils and fuels, hazardous substances, spills and leaks as 

part of closure works. 

6. POST CLOSURE MONITORING 

A checklist will be prepared that identifies all rehabilitated areas that require inspection, and the 

individual items that should be considered as part of the inspection. The general inspection will 

be undertaken monthly for a period of 6 months after closure activities cease. The post-closure 

monitoring will identify the following: 

• Maintenance requirements (for example remedial earthworks). 

• Presence of weeds or pests. 

• General observations regarding the success of vegetation reestablishment. 

• General observations in relation to presence of erosion and landform stability issues. 
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Post closure monitoring is outlined in Table 6.1. 

Table 6.1: Post-closure Monitoring 

Area Parameter Monitoring 

Remediated 

areas 

Revegetation Planting survival / success rate (as per 

agreement with revegetation contractor). 

Weed invasion.  

Develop photographic record. 

Drainage Visual assessment for erosion. 

Surface water 
quality 

Parameters as identified in the 
operational monitoring programme 
for surface water. 

Monitoring at identified locations as per 
operational monitoring programme. 

Groundwater 

quality 

Parameters as identified in the 

operational monitoring programme 

for groundwater. 

Monitoring at identified locations as per 

operational monitoring programme. 

 

7. REPORTING 

Reports detailing the monitoring results and site inspection outcomes will be undertaken monthly 

for 6-month period post-closure. The reports and monitoring are to be undertaken by suitably 

qualified individuals and the reports provided to the relevant authorities as per agreement with 

these authorities.  

 

 

 

 

 



 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX G  
Noise Agreement  
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 











 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX H  
Access Performance Solution 
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Access Report 
 

Date of Report: 21 May 2012 

Amendment A: 23 May 2012 

Re: Proposed Camp Village – 94 Main Street Ulan 

For: Barnson Pty Ltd   

Assessment: Plans by Barnson Pty Ltd – Drawing numbers 17239-A01 (Rev E dated 16/05/12), 
17239-A02 (Rev C dated 18/10/11)  
Building Code of Australia Report by Barnson Ptd Ltd dated 12/04/12 

 
This Access Report is an assessment of the proposed development to determine if access for 
people with a disability is provided in accordance with legislative requirements. 
 
The following comments are based on access requirements of the Building Code of Australia 2011 
(BCA), Disability (Access to Premises – Buildings) Standards 2010 (Premises Standards) (including 
Amendment No. 1), Australian Standards (AS) and Disability Discrimination Act (DDA). 
 
This report contains comments regarding issues of non-compliance, or identifying where insufficient 
information has been provided for an assessment to be made. Recommendations may also be made 
to enhance accessibility and minimise the risk of action under the Disability Discrimination Act 
(DDA). 

 
Unless otherwise specified, all Australian Standards references are from the following: 

AS 1428.1-2009 
AS 1428.4.1-2009 
AS 2890.6-2009 
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1. Introduction  
   
1.1 The proposed development is a 144 bed camp village for the accommodation 

of employees in the mining industry. The development will include: 
a) Accommodation units with ensuite facilities. 
b) A commercial style kitchen serving a dining room. 
c) Recreational facilities (gym, recreation room and external barbecue 

area). 
d) A common laundry. 
e) Common sanitary facilities near common buildings. 
f) An office for the management of the site. 
g) Car parking. 

 

   
   
2. Access requirements  
   
2.1 The BCA Report by Barnson Pty Ltd identifies the various building 

classifications for this development. The BCA specifies the following 
requirements regarding access for people with a disability for the relevant 
building classifications: 

 

   
 a) The BCA requires that for Class 1b dwellings located on the one 

allotment and used for short-term holiday accommodation, where there 
is more than 100 dwellings, 5 dwellings are to be accessible plus 1 
additional accessible dwelling for each additional 30 dwellings or part 
thereof in excess of 100 dwellings.  

BCA  
Table D3.1 

   
 b) The BCA requires Class 5 and 6 buildings to be accessible to and within 

all areas normally used by the occupants. 
BCA  
Table D3.1 

   
   
3. Proposed exemption  
   
3.1 It is proposed that the specific use of this village be considered in determining 

the accessibility requirements applicable. The BCA acknowledges that the 
intended use of a building may vary accessibility requirements and permits an 
exemption which does not require access for people with a disability to be 
provided to: 

BCA D3.4 

   
 a) An area where access would be inappropriate because of the particular 

purpose for which the area is used; 
 

   
 b) An area that would pose a health or safety risk for people with a 

disability. 
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3.2 In this situation, the accommodation will house mining employees who are 

required to pass relevant health and mobility checks to ascertain their suitability 
to fulfill their role as per their employer’s policies and procedures. The roles of 
mining employees in this area require them to undertake duties of a physical 
nature in underground mine sites. Mining employees are also required to be 
capable of escaping in an emergency situation. Therefore, people with a 
disability will generally not be employed to work in mining roles due the health 
and safety risks involved and it is unlikely that people with a disability will seek 
accommodation at the village. 

 

   
3.3 However, there remains a need for access for people with a disability in the 

following circumstances: 
 

a) Staff will be employed in administration and management roles at the 
camp village. It is unlawful to discriminate against people with a 
disability in employment so work areas and sanitary facilities for these 
staff members are to be accessible. It is anticipated that these staff 
members will reside in the local area and not be accommodated within 
the village. 

 
b) Employees and/or contractors in management and consultant roles 

often seek short term accommodation in this area. People in such roles 
will generally be accommodated in motel style lodging closer to the town 
centre but some accessible accommodation will be offered at the camp 
village. 

 
c) Mining employees may sustain an injury and may need to be 

accommodated at the camp village until they are able to relocate to their 
usual residence. 

 
d) Visitors may spend time with family or friends at the camp village so 

public spaces and sanitary facilities for visitors are to be accessible. 

 

   
   
4. Proposed access  
   
4.1 Access for people with a disability complying with AS 1428.1 is proposed to and 

within: 
 

   
 a) Four accommodation units – These will be available in the unlikely 

event that someone with a disability applies to stay at the village. They 
will also serve any mining employees who may be injured and unable to 
leave the site immediately. 

 

   
 b) The ensuites associated with accessible accommodation units – Left 

and right handed facilities are to be distributed evenly. 
 

   
 c) The office – Access will be provided for administration/management 

staff and the public. 
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 d) The dining room – Access will be provided for staff, occupants and 

visitors. 
 

   
 e) One unisex accessible WC – This will be for the use of staff, visitors and 

for the convenience of occupants not wanting to return to private 
facilities. It is proposed that this be located near the office instead of 
with the common male and female sanitary facilities. This is considered 
a more prominent location and will avoid construction of an additional 
ramp as it will make use of the access ramp approaching the offices. 

BCA F2.4 
Table F2.4a 

   
 f) One male and one female WC in the common sanitary facilities will be 

suitable for the use of people with an ambulant disability – These will 
serve staff, visitors and occupants. 

BCA F2.4 c 

   
 g) Car parking – One accessible car park complying with AS 2890.6 will be 

provided for each accessible accommodation unit. A further two 
accessible car parks are to be provided to serve village staff and 
visitors. 

BCA Table 
D3.5 

   
 h) Pedestrian links – Accessible paths of travel complying with AS 1428.1 

are to connect accessible buildings and car parking areas. 
BCA D3.2 a 

   
4.2 It is not considered necessary to provide access to and within the commercial 

kitchen due to the physical nature of duties undertaken by people in that area. 
BCA D3.4 

   
4.3 The BCA requires at least one of each type of common space be accessible for 

Class 1b buildings including a gymnasium, games room, laundry, or the like. In 
this situation, given that the intended occupants will be mining employees with 
health and mobility clearance, I am of the opinion that access to the gym, 
recreation room, laundry and barbecue area is not considered to be essential. 
However, it is recommended that accessibility to these areas be reviewed by 
management on an ongoing basis and that access be upgraded to meet the 
needs of the occupants if and as their needs change. It remains unlawful to 
discriminate against people with a disability in relation to access to premises, 
and it is the responsibility of the village owner/manager to ensure they meet 
their DDA obligations. 

BCA  
Table D3.1 
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Conclusion: 
 
Generally, the plans assessed show that compliance with requirements for access for people with a 
disability is achievable subject to assessment of specific details at Construction Certificate stage. 
Although compliance with the BCA and Australian Standards may minimise the risk of an action 
under the Disability Discrimination Act, it does not necessarily eliminate the possibility. 
 

 
Aja Goddard 
Access Consultant • ACAA Accredited Member 243 
 

Reasonable care and skill have been exercised in the assessment of the building and the preparation of this report. 
However, this report shall not be construed as relieving any other party of their responsibilities or obligations. 



 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX I  
Traffic and Parking Study 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



Date Time Camp Occupancy # Vehicle % vehicle v occupancy

5:45 AM 19 21.3% Avg % vehicle v occupancy 28.7%

7:45 PM 27 30.3%

5:45 AM 31 31.3% Highest % vehicle occupancy 63.8%

7:45 PM 36 36.4% 57.0%

5:45 AM 41 45.1% 53.3%

7:45 PM 36 39.6%

5:45 AM 36 40.9% Lowest % vehicle occupancy 21.3%

7:45 PM 35 39.8% 22.4%

5:45 AM 27 31.4% 25.8%

7:45 PM 29 33.7%

5:45 AM 28 35.0%

7:45 PM 32 40.0% Notes for consideration: 

5:45 AM 46 43.8% Carpark could be better utilized with the addition of marked lines. 

7:45 PM 56 53.3% There are atleast 2 x shuttle buses parked that take persons back and forth to mines on a twice daily basis

5:45 AM 47 51.1% Staff vehicles included in total as well as guests

7:45 PM 44 47.8% Times chosen to do survey are during peak carpark use times

5:45 AM 45 48.4%

7:45 PM 39 41.9%

5:45 AM 34 34.7%

7:45 PM 30 30.6%

5:45 AM 33 33.0%

7:45 PM 40 40.0%

5:45 AM 35 37.2%

7:45 PM 34 36.2%

5:45 AM 36 38.3%

7:45 PM 60 63.8%

5:45 AM 46 41.1%

7:45 PM 43 38.4%

5:45 AM 44 46.8%

7:45 PM 37 39.4%

5:45 AM 49 51.6%

7:45 PM - -

5:45 AM 27 27.8%

7:45 PM 47 48.5%

5:45 AM 22 22.4%

7:45 PM 37 37.8%

5:45 AM 25 25.8%

7:45 PM 33 34.0%

5:45 AM 34 37.0%

7:45 PM 48 52.2%

5:45 AM 37 35.6%

7:45 PM 56 53.8%

5:45 AM 46 47.9%

7:45 PM 42 43.8%

5:45 AM 43 39.8%

7:45 PM

Ulan Village Green - Carpark vs Occupancy Survey

Monday 20 March - PM

Tuesday 7 March - PM

Wedensday 7 March - AM

Saturday 25 March - AM

Sunday 26 March - AM

Tuesday 14 March - PM

Sunday, 26 March 2023

Monday, 27 March 2023

Tuesday, 28 March 2023

Tuesday, 14 March 2023

Wednesday, 15 March 2023

Thursday, 16 March 2023

Friday, 17 March 2023

Saturday, 18 March 2023

Sunday, 19 March 2023

Friday, 10 March 2023

Saturday, 11 March 2023

Sunday, 12 March 2023

Wednesday, 29 March 2023

Thursday, 30 March 2023

Monday, 20 March 2023

Tuesday, 21 March 2023

Wednesday, 22 March 2023

Thursday, 23 March 2023

Friday, 24 March 2023

Saturday, 25 March 2023

Monday, 13 March 2023 80
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Wednesday, 8 March 2023

Thursday, 9 March 2023
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