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Acknowledgement of Country 
I would like to acknowledge the traditional owners of the lands on which we meet, the Wiradjuri 
people and pay our respects to elders past, present and emerging. 
 

Item 1: Apologies 

Item 2: Disclosure of Interest 
Councillors are reminded of their oaths of affirmations of office taken at their obligations under 
Council’s Code of Conduct to disclose conflicts of interest when and if they arise and ensure they 
are managed appropriately. 

If an interest is declared, Councillors should leave the Chambers prior to the commencement of the 
discussion of an item. 

Item 3: Confirmation of Minutes 

3.1 Minutes of Ordinary Meeting held on 19 March 2025 

Council Decision: 
That the Minutes of the Ordinary Meeting held on 19 March 2025 be taken as read and confirmed. 
 
 
The Minutes of the Ordinary Meeting are separately attached. 
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Item 4: Matters in Progress 

SUBJECT RESOLUTION 
NO. & DATE RESOLUTION ACTION 

Investigation of 
Garbage collection 
service at Queen’s 
Pinch Waste 
Transfer Station 

Res. 66/20  
Ordinary 
Meeting 
18/03/2020 

Staff investigate the feasibility of 
replacing the Waste Transfer Station 
on Queen’s Pinch Rd with a garbage 
collection service. 

To be reported to 
Council at a future 
meeting. 

Indoor Pool 
Business Case 

Res. 296/22 
Ordinary 
Meeting 
21/09/2022 

That Council investigate financing 
options and grant opportunities for 
the construction of an indoor 
swimming pool. 

To be reported to 
Council at a future 
meeting. 

Jet Patcher Res. 06/25 
Ordinary 
Meeting 
19/02/2025 

That the report be prepared and 
presented to Council detailing 
expected use, capital expense and 
ongoing maintenance cost for a new 
jet patcher. 

To be reported to 
Council at a future 
meeting. 

By-Election Res. 07/25 
Ordinary 
Meeting 
19/02/2025 

That the General Manager provide a 
report at the earliest convenience 
Council meeting. 

To be reported to 
Council at a future 
meeting. 
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Item 5: Mayoral Minute 
 
 

5.1 Mayoral Minute: General Manager Contract Extension 
MAYORAL MINUTE 
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, A0381418 
   
 
RECOMMENDATION 
 
That: 
 
1. receive the report by the Mayor on the General Manager Contract Extension; 

2. endorse the execution of the renewed Standard Contract of Employment for the 
General Manager for the period of 1 July 2025 to 30 June 2027; and 

3. authorise the Mayor to sign the updated contract on behalf of Council.  
 

 
The purpose of this report is to formally table the renewed Standard Contract of Employment for 
the General Manager for the consideration and endorsement of the newly elected Council. This 
follows the General Manager’s 2023–2024 annual performance appraisal, which was undertaken in 
accordance with legislative requirements and the Guidelines for the Appointment and Oversight of 
General Managers. 
 
The previous Council endorsed an extension of the General Manager’s contract of employment to 
30 June 2027, in recognition of performance outcomes assessed as exceeding expectations. The 
new contract has been prepared in line with the Office of Local Government’s Standard Contract of 
Employment for General Managers in NSW and the updated terms as agreed by Council at the 
August 2024 Ordinary Council Meeting. The new contract replaces the current contract with 
endorsed term to 30 June 2026, and incorporates: 
 

• A revised contract term from 1 July 2025 to 30 June 2027 
• A continuation of the existing TRP terms in the current contract 
• All other standard terms and conditions as required by the legislation 

 
This motion seeks Council’s formal resolution to accept the new, extended contract and authorise 
me to execute the agreement on behalf of Council. 
 
I would like to take this opportunity to commend Brad’s continued good work in managing a large 
and complex organisation through a challenging period of significant regional development. 
 
 
 
 

 

CR DES KENNEDY 
MAYOR 

  

8 April 2025  
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Item 6: Notices of Motion or Rescission 
 
 

6.1 Flooding at Glen Willow 
NOTICE OF MOTION LISTED BY CR PERCY THOMPSON  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, GOV400022, PAR300584, SEW200007, 

    
 
MOTION 
 
That Council be provided with a report on the cost of repairs to Glen Willow after the last 
big flood. 
 
 
Background 
People in the community have been asking me how much did the repairs cost to Glen Willow after 
the last flood. I believe there needs to be something done to protect Glen Willow. We get major 
floods every 10 years. If there is a possibiliy to do something to prevent this happening it needs to 
be done. 
 
Officer’s comments 
The cost to repair Glen Willow after the last flood was $72,000 and Council did not receive any 
flood damage funding as they were not considered essential public assets. 
 
The topic of levies around Glen Willow has been raised many times by Councillors. In the design of 
Glen Willow Regional Sporting Complex, both stage I and stage II looked at putting more mounds 
around all of the sporting fields to protect the assets but flood studies showed that any more 
mounds other than the ones in place would have significant impacts on properties down stream of 
Glen Willow, therefore no approval would be given to put more mounds or levy banks protecting 
Glen Willow from overland flooding. 
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6.2 Tree Preservation Orders 
NOTICE OF MOTION LISTED BY CR ROD PRYOR  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, GOV400022, A0420156, LAN900199 

    
 
MOTION 
 
That Council, as part of the new Development Control Plan, review Tree Preservation 
Orders to include consideration of controls for Mudgee and Gulgong and to consider 
reducing the diameter required for consent to one metre from the current one and a half 
metre diameter.  
 
 
Background 
To bring consistency across the whole LGA and to include trees of value to the area under the 
same control orders.  
 
Officer’s comments 
As part of the DCP review, a review of controls in regard to tree preservation across the region will 
be included and provided to Council.  
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Item 7: Office of the General Manager 
 
 
Nil  
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Item 8: Development 
 
 

8.1 Planning Proposal Lot 1 DP702951 (36-42 Short Street, 
Mudgee) increase building height from 8.5 to 10.5 metres 

REPORT BY THE MANAGER STRATEGIC PLANNING  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400105, LAN900154 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the post exhibition report by the Manager Strategic Planning on the 

Planning Proposal Lot 1 DP702951 (36-42 Short Street, Mudgee) increase 
building height from 8.5 to 10.5 metres; and 

2. request the NSW Department of Planning, Housing and Infrastructure to draft 
and finalise the amendment to the Mid-Western Regional Local Environmental 
Plan 2012. 

 

 
Executive summary 
The Planning Proposal to amend the Mid-Western Regional Environmental Plan 2012, to increase 
the maximum building height from 8.5 metres to 10.5 metres for Lot 1 DP 702951 (36-42 Short 
Street, Mudgee) Lot 21 DP 816236 (42A Short Street) and Lot 22 DP 816236 (44 Short Street, 
Mudgee) was reported to the July 2024 meeting.  
 
The staff recommendation was not to support the PP due to insufficient justification to support the 
increased mapped building height from 8.5 to 10.5 metres to facilitate the additional storey of 
apartments, rooftop open space, bathrooms and lift tower. Further, the appropriateness of higher 
density located on the urban edge was not fully explored and justified as part of the Planning 
Proposal. 
 
At this meeting, Council resolved to support an increase of height from 8.5 metres to 9.5 metres to 
allow for the third storey.  
 
In August 2024, Council staff requested the Gateway Determination from the Department of 
Planning, Housing and Infrastructure (DPHI). DPHI undertook their assessment and supported the 
proponents request for a 10.5 metre height limit. DPHI issued a conditional Gateway Determination 
in October 2024 for the increase to 10.5 metres, this is provided as Attachment 2. The Gateway 
Determination required the Planning Proposal to be amended in accordance with Condition 1, to 
limit the Planning Proposal to only include Lot 1 DP 702951, and apply a proposed maximum 
building height of 10.5 metres. 
 
The Planning Proposal was subsequently amended and placed on public exhibition from the 24th 

February until 21st March 2025, in accordance with Condition 2. During this time three submissions 
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were received. One in support and seeking engagement at the development application stage and 
two opposing.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
Background 
Initially the Planning Proposal applied to the following lots: 
 
Lot 1 DP702951 – 36 to 42 Short Street, Mudgee, measures 2635 m2 
Lot 21 DP 816236 – 42A Short Street, Mudgee, measures 1373m2 
Lot 22 DP 816236 – 44 Short Street, Mudgee, measures 1028m2 
 
However, in accordance with the Gateway Determination, the Planning Proposal has been 
amended to only include Lot 1 DP702951 – 36 to 42 Short Street, Mudgee, as per Gateway 
Condition 1. (a).  
 
It is noted the technical studies reference Lot 21 DP 816236 – 42A Short Street, and Lot 22 DP 
816236 – 44 Short Street, and they are no longer a part of the PP, Council and DPHI are satisfied 
with this approach.  
 
Figure 1. Site Location  
 

 
Image supplied from NSW Planning Portal – Spatial Viewer  
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Planning Proposals  
Planning Proposal is a term used to describe the application and process of rezoning or making an 
amendment to a Local Environmental Plan (LEP). A Planning Proposal application is a document 
that explains the intended effect of the LEP amendment and provides a strategic justification for 
doing so. The Department of Planning, Housing and Infrastructure (DPHI) has issued Local 
Environmental Plan Making Guideline, to provide guidance and information on the process for 
preparing planning proposals.  
 
The Gateway Process  
DPHI is responsible for assessing Planning Proposals through the Gateway Process. Details of the 
Gateway Process are outlined in DPHI’s Local Environmental Plan Making Guideline. 
 
Gateway Timeline  
The following table summarises the key components of making an amendment to the Mid-Western 
Regional Local Environmental Plan 2012 and the progress of the current Planning Proposal 
through the various stages.   

Stage Completed Comment 
Preparation of a Planning Proposal 

Council consideration of the Planning 
Proposal  17 July 2024 

Issue of Gateway Determination 
Council Requests Gateway Determination  August 2024 

DPE Issues Gateway Determination  October 2024 

Gateway Conditions Satisfied  February 2025 
Consultation 

Consultation with Relevant Agencies   

Public Exhibition  24/02/2025 - 21/03/2025 

Post-Exhibition Report to Council  April 2025 
Finalisation of the Planning Proposal 

Council Exercises Delegation to Prepare LEP   

Draft LEP by Parliamentary Council   

Opinion Issued and LEP Made   
 
Proposal 

The Planning Proposal seeks to increase the building height from 8.5 metres to 10.5 metres to 
facilitate a third storey for a proposed residential flat building on the Lot 1 DP702951 – 36 to 42 
Short Street, Mudgee. The subject site measures 2635 m2. 
 
Planning Proposals are required to submit concept plans. Please note that these are only concept 
plans and may not reflect the exact development application lodged with Council.  
 
Concept plans of the residential flat building proposed have been provided for Lot 1 DP 702951 
(36-42 Short Street). The plans detail 28 units; consisting of 4 townhouses on the northern 
boundary of the site and 24 two-bedroom units. Basement parking of 36 spaces, including 6 visitor 
and 3 accessible parking spaces are proposed. In addition, rooftop alfresco area, bathrooms and 
lift tower is proposed.  
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The below technical reports were submitted to Council and placed on public exhibition, these have 
been provided as Attachment 1. – 
 
• Planning Proposal  
• AHIMS Search  
• Architectural drawings 
• Flood Impact Statement (Amended) 
• Geotechnical Report 
• Housing Supply and Demand Analysis  
• Infrastructure Report 
• Preliminary Site Investigation 
• Statement of Heritage Impact (Amended) 
• Traffic Management Plan 
 
The below are from the provided architectural drawings.  
 

 
Southern elevation/view from Short Street. 

 
Northern elevation/view from Walkers Oval. 
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Site Plan 
 
 

 
Northern elevation  
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Section 
 

Public Exhibition 

During the Public Exhibition period, three submissions were received. One in support of the 
Planning Proposal and requests ongoing consultation with a future development application and 
two opposing. A copy of the submissions have been provided as Attachment 3.   
 
Figure 2. Location of Submissions  
 

 
Image supplied from NSW Planning Portal – Spatial Viewer 
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A detailed breakdown and Council staff response to these submissions are in the below table:  
 
Concerns Raised Response to Concerns 
‘Excessive Height Increase’ - The proposed 
three-story building (with a rooftop area) is out 
of scale with the predominantly one-, and two-
story neighbourhood.  
 

While concerns have been raised about the 
proposed development exceeding the 8.5-metre 
height standard, it is important to consider the 
established built form in the area. 
 
-The Mudgee Arts Precinct heritage building 
stands at 11.5 metres, exceeding the standard 
by 3.5 metres. 
 
-The Park View building, located directly across 
from the gallery, is also 11.5 metres tall and is a 
recognised local heritage item. 
 
-Although there are limited three-storey 
residential buildings in the LGA, it is situated 
within 400 metres of at least four buildings 
exceeding 11 metres in height. 
 
Given the above, Council considers this location 
appropriate for a development of this scale, 
ensuring it aligns with the area's evolving 
character while respecting the surrounding built 
environment.  
  

Privacy & Noise Issues - The development 
would potentially allow direct overlooking into 
neighbouring homes, causing privacy concerns. 
A rooftop communal area raises risks of 
ongoing noise disturbances, particularly at night 
and on weekends.  
 

Council acknowledges these issues being 
raised; however, the concerns of privacy and 
noise are both issues that can be addressed at 
the development application stage and not at 
the planning proposal stage.  
 
DCP controls regarding privacy controls and 
noise will reflect R1 zoning for this location 
which coincides with the neighbouring 
residential properties.   
 

Impact on Neighbourhood Character & Heritage 
- The proposal is inconsistent with Mudgee’s 
heritage character, potentially overwhelming 
nearby heritage-listed properties and 
contradicting past council decisions on height 
and setbacks. 
 

The proponent’s heritage advisor has 
determined that the development is sensitive to 
its surrounding setting within the heritage 
conservation area. 
 
As with all assessments, this evaluation is site-
specific. However, Council is not currently 
assessing the design of the proposed 
development, as that will be considered during 
the development application process. At this 
stage, the assessment focuses solely on the 
appropriateness of the height increase for this 
site. 
 

Lack of Affordable Housing Benefits - The 
project is unlikely to support housing 
affordability, as it appears to cater to investors 

While Council acknowledges the importance of 
affordable housing, it does not have the 
authority to mandate affordability outcomes in 
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and short-term rentals rather than local 
residents. 
 

private developments. Housing affordability is 
influenced by state and federal policies, market 
conditions, and developer investment decisions. 
 
However, Council supports a diverse and well-
planned housing supply through appropriate 
zoning and strategic planning, which can help 
facilitate more housing options across the 
region. 
 

Flooding & Infrastructure Concerns - The site 
has a history of flooding, and the development 
may worsen drainage issues. Proper 
stormwater management is necessary. 
 

Council is not currently assessing the potential 
development of the site but is instead evaluating 
whether the proposed height increase is 
appropriate for this location. 
 
Any future development application will undergo 
a comprehensive assessment to ensure that 
infrastructure, including flood management and 
service capacity, meets all necessary standards 
and delivers the best design outcome. 
 
A preliminary assessment of infrastructure was 
undertaken and found adequate.  
 

 
Finalisation of the Planning Proposal 

Following the consideration of the matters raised in the submissions, the recommendation is to 
proceed to Stage 6: Finalisation. Stage 6 is the last stage in the LEP making process.  
 
 
Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Make available diverse, sustainable, adaptable and affordable housing options 

through effective land use planning 
 
Strategic implications 
Council Strategies 
Mudgee and Gulgong Urban Release Strategy, 2023 Update. 
Mid-Western Regional Local Strategic Planning Statement, Our Place 2040. 
Mid-Western Regional Comprehensive Land Use Strategy, August 2010. 
 
Council Policies 
The forwarding of the Planning Proposal will not require any change to relevant policies.  
 
Legislation 
The Planning Proposal has been considered in accordance with Division 3.4 Environmental 
Planning Instruments - LEPs (previously Division 4) Local Environmental Plans of the 
Environmental Planning and Assessment Act 1979 and the Mid-Western Regional Local 
Environmental Plan 2012. 
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Financial implications 
Nil 
 
Associated Risks 
Nil 
 
 

SARAH ARMSTRONG 
MANAGER STRATEGIC PLANNING 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

19 March 2025 
 
Attachments: 1. Planning Proposal - Post Gateway. (separately attached)   

2. Gateway Determination. (separately attached)   
3. Total Submissions - Redacted. (separately attached)    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.2 Mid-Western Region Housing Strategy - Post Exhibition 
REPORT BY THE MANAGER STRATEGIC PLANNING 
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400103, LAN900177 

RECOMMENDATION 

That Council: 

1. receive the report by the Manager Strategic Planning on the Mid-Western Region
Housing Strategy - Post Exhibition; and

2. adopt the updated Mid-Western Region Housing Strategy.

Executive summary 
The purpose of this report is to consider the submissions received and adopt the updated Mid-
Western Region Housing Strategy (Housing Strategy), prepared by GYDE Consulting and Council.  

In its simplest form, the Housing Strategy sets clear direction for the future supply and type of 
housing required within the four towns of the Mid-Western LGA to 2041.  

The Housing Strategy has been informed by Mid-Western LGA wide community engagement, in 
excess of 600 engagements were undertaken across the LGA in various mediums, from one-on-
one interviews, industry forums, drop-ins across all towns and an online survey. In addition, the 
engagement was launched at Council’s 2024 Economic Think Tank. Following engagement, a 
detailed Engagement Report prepared by The Planning Studio (provided as an appendix to the 
Housing Strategy) was produced.  

The Housing Strategy was placed on public exhibition for a period of 28 days. The public exhibition 
period was promoted through social media channels, Council’s website, the Mudgee Guardian and 
landowners who had engaged with Council previously on future housing in the LGA were advised 
in writing. A total of 9 submissions were received: 3 public submissions, 1 Industry Association and 
5 from NSW Government Agencies. Matters raised in the submissions, along with staff comment 
and changes to the draft are provided in the body of the report. 

Minor changes have been made to the Housing Strategy in accordance with the industry 
association and NSW Government Agency submissions. No substantive changes have been made 
that require the re-exhibition of the Housing Strategy; accordingly, the recommendation is to adopt 
the Housing Strategy. A detailed breakdown of the amendments can be found in Table 3. 

Detailed Report 
What is a Housing Strategy? 
A housing strategy is a strategic document to promote the efficient use of land and infrastructure to 
align with housing demand. While housing is linked to planning issues such as employment, a 
housing strategy focusses solely on housing. Local strategic planning processes also consider 
issues such as employment, open space, and infrastructure provision. These elements are 
considered as part of other strategies and drawn together as part of the Local Strategic Planning 
Statement.  
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What will a Housing Strategy do? 
The Housing Strategy will guide decision making and future actions relating to housing within the 
Mid-Western LGA. The Housing Strategy sets out current and projected housing needs based on a 
range of factors including: 

• Demographic trends (including projected housing needs associated with major projects 
within and around the Mid-Western LGA).  

• Housing supply and demand. 
• Local land use opportunities and constraints.  

The above is informed by input from community engagement.  
 
Why are we preparing a Housing Strategy now? 
The Mid-Western LGA continues to experience (and is forecast to exacerbate) significant demand 
on housing from the development of the Central West and Orana REZ, mining operations, and 
desire to move into the LGA.  
 
Like many other regional towns, current housing supply is generally dominated by large, detached 
dwellings and larger lot sizes. The delivery of a limited housing typologies has led to housing 
affordability issues. Further, the NSW state government is driving the increase in dwelling 
typologies and supply through planning reform (mandating the permissibility of medium density 
housing in particular zones). The preparation of the Housing Strategy has allowed Council to 
engage with the community to understand what types and mix of housing typologies is desired.  
 
Strategic Land Use Planning Framework/Hierarchy 
To assist in understanding the role of the Housing Strategy, the below strategic land use planning 
frameworks have been provided.  
 

Local Strategic Planning Statement 2020 
Council’s first Local Strategic Planning Statement (LSPS) was adopted in 2020. Local 
planning is informed by, and must be consistent with, the state planning objectives. The 
LSPS is part of Council’s commitment to manage future growth in an environmentally, 
socially and economically responsible way. It builds on the Mid-Western Community Plan 
and Council’s current land-use strategy; the Comprehensive Land Use Strategy Parts A, B 
and C. It describes how the directions and actions in the Central West and Orana Regional 
Plan will be implemented locally. 

 
Comprehensive Land Use Strategy 2010 
The Comprehensive Land Use Strategy (CLUS) was endorsed by the Department of 
Planning in 2011 following a long and extensive investigation into planning and land use and 
the desired future direction of the LGA. The CLUS provided the necessary strategic 
framework to guide planning over the next 25 years for the Mid-Western LGA.  The most 
referenced aspect of the CLUS are the Town Structure Plans.  These are maps for Mudgee, 
Gulgong, Rylstone, and Kandos which visually represent the outcomes of the CLUS. The 
identified growth areas on the four Town Structure Plans have been included in the 
preparation of this draft Housing Strategy. Further, this draft Housing Strategy will provide an 
update to the urban residential components of the CLUS.  

 
Mudgee and Gulgong Urban Release Strategy 2023 Update (URS) 
The URS 2023 Update provided an updated overview of housing supply and demand in 
Mudgee and Gulgong. The URS considered both currently zoned land and land identified 
within the CLUS. It should be noted, the URS discussed a land supply shortfall, however with 
the demand and supply review undertaken during the preparation of the draft Strategy, land 
zoned and identified under the CLUS will meet the forecast demand to 2041.  
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Mid-Western Regional Local Environmental Plan 2012 (MWLEP) 
The CLUS provided the basis for the Mid-Western Local Environmental Plan 2012 
(MWLEP2012).  The primary purpose of this LEP was to consolidate the Mid-Western 
Regional Interim LEP 2008, Rylstone LEP 1996 and Merriwa LEP 1992 into the Standard 
Instrument LEP format. The intent of the MWLEP2012 was to provide the statutory 
framework consistent with the standard template LEP enforced by the Department of 
Planning, Housing and Infrastructure, at the time. To meet the demand driven by the 
resource boom at the time, Council led the rezoning of land identified on the Mudgee and 
Gulgong Town Structure Plans. The MWLEP has had 29 text amendments and 13 mapping 
amendments since adoption to respond to current and changing community and council 
needs.  
 
Further, an action of the Housing Strategy is to amend the MWLEP to facilitate the delivery of 
varied housing typologies and lot sizes. Accordingly this supports the delivery of additional 
housing on land currently zoned and identified.  

 
Structure of the Housing Strategy  
The Housing Strategy identifies residential land supply and outlines the housing typologies needed 
for the four towns of  Gulgong, Kandos, Mudgee and Rylstone to ensure sufficient supply is 
available to meet demand until 2041.  
 
Public Exhibition 
The Draft Housing Strategy was placed on public exhibition for 28 days, from Friday 21 February 
2025 and concluded Friday 21 March 2025. The Draft Housing Strategy was available on Council’s 
website and was promoted through social media channels, the Mudgee Guardian and landowners 
who had engaged with Council previously on future housing in the LGA were advised in writing. 
 
A total of 9 submissions were received and have been provided as Attachment 1.  
 
Of the 9 submissions received, 3 were public submissions, 1 Industry Association (Community 
Housing Industry Association NSW) and 5 from the following NSW Government Agencies: 

• Department of Climate Change, Energy, the Environment and Water (DCCEEW) 
• Transport for NSW 
• Department of Primary Industries and Regional Development (DPIRD) 
• WaterNSW; and 
• Department of Planning, Housing and Infrastructure (DPHI) 

 
Council referred the Draft Housing Strategy to the NSW Government Agencies to ensure those 
with the specific technical skills reviewed the draft document and provide comment.    
 
The issues raised in the submissions have been summarised in the two tables following and a staff 
comment has been provided and detail changes made.  
 
Public submissions 
Of the 9 submissions received, 3 were public submissions. A locational plan has been provided for 
the three site specific public submissions. Table 1 provides a summary of these submissions and a 
staff response. 
 
A copy of the public submissions have been provided as Attachment 1. 
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Submission site: 106 Spring Flat South Lane, Spring Flat – Lot 2 DP1266982 
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Submission site: 99 Mount Pleasant Lane, Buckaroo – Lot 147 DP 755418 
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Submission site: “Thornbury” 2589 Castlereagh Highway, Gulgong – Lot 8 &11 DP 1172228 
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Table 1: Public Submissions Summary and Staff comment 
Site Issue raised in the submission Staff comment 

106 Spring 
Flat South 

Lane, Spring 
Flat – Lot 2 
DP1266982 

 

Requests inclusion of the property (106 
Spring Flat South Lane, Spring Flat) in the 
Housing Strategy as a growth area with a 
minimum lot size of 2ha or 5ha. Describes 
the land as well positioned in terms of the 
new St Matthews Catholic High Schools 
and in terms of similar subdivisions such as 
the Broadhead Road subdivision. 

The submission notes that there is existing 
infrastructure in the area including power, 
water, and sewer services, and 
acknowledges that a road upgrade would 
be required to facilitate future development.  

The submission describes the terrain of the 
subject site as more favourable than 
previously developed sites, given the sites 
“flat to undulating terrain”. The submission 
notes the site to the west of this property 
may be utilising the natural topography of 
the land for drainage purposes and raises 
concerns of the neighbouring property 
potentially burdening the subject property, 
with no benefit to the landowner.  

Notes that the site would be surrounded by 
rezoned areas, and the inclusion of this 
land would “square off” the Spring Flat 
area. Submission notes that the 
employment generating projects due to 
commence in the Mid-Western LGA in the 
future will further exacerbate land 
availability, land demand, and property 
prices.    

 

 

 

 

 

 

The subject site is not surrounded by ‘rezoned areas’. 
All adjoining lots are zoned R5 Large Lots Residential 
with a Minimum Lot Size of 12 hectares. The adjoining 
lots are developed (or can be) with single dwellings. 
Supporting such a proposal would result in a greater 
density of unplanned dwelling on the locality.  

Without a detailed environmental constraints analysis, 
the lot has the potential to create up to 6, 2 hectare 
lots, all capable of being developed with a dwelling 
and secondary dwelling. Supporting density on an 
isolated site is not sound land use planning and could 
result in inappropriate amenity impacts to adjoining 
properties. Increasing density should be considered at 
a locality level (rather than site specific) to achieve an 
increased yield/supply for the community and not to 
just benefit one developer.        

Isolated site    

The subject site does not adjoin the urban edge. 
Council has previously rezoned sites for 2 - 5 
hectares where they adjoin the urban area. If this site 
were included in the Housing Strategy, it would 
represent a ‘leapfrog’, as it does not adjoin any growth 
area. Such a decision to include would result in 
unplanned amenity impacts on the locality and an 
upgrade and subsequent maintenance by and 
financial burden on Council of the road network. One 
of Council’s current criteria for rezoning land is to 
maximise lot yield on road frontage, this proposal is 
inconsistent with this approach. 

The subject site located approximately 2.6 kilometres 
from St Matthews Catholic High School, the site is not 
identified for any cycle of pedestrian pathway 
connection, accordingly access to the High School 
would likely rely on vehicle dependency.  

Environmental considerations  

Darkeys Gully and its potential localised flooding has 
not been explored. This would be better done at a 
locality level to better determine potential flooding 
implications.  

With regard to specific environmental constraints, the 
site contains the following constraints that have not 
been explored appropriately for inclusion in the 
Housing Strategy; groundwater vulnerability, scattered 
biodiversity, class 4 land and soil capability and 
visually sensitive land.    

It’s important to consider that these constraints can 
impact the development potential of land zoned or 
identified for future residential development.  

Infrastructure 

Council’s reticulated water and sewer infrastructure is 
not required to be provided to 2 - 5 hectares 
subdivision. Council’s water reticulation to 
subdivisions with such minimum lot sizes can’t 
maintain the required water quality.  

Supply 

As noted in Table 16 of the draft Housing Strategy, 
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the existing lot supply capacity provides a greater 
yield than what is required for the total anticipated 
demand. Further, as noted in Section 9 of the Housing 
Strategy, there is a 20% contingency built into the 
expected housing demand to account for existing 
stock accommodating short term rental 
accommodating catering to visitors in the LGA 
(including potential visitors associated with anticipated 
employment generating projects). This contingency 
has been adopted to balance the need to prepare for 
uncertainties in dwelling demand and account for 
market factors, whilst avoiding over-provision. The 
identification of any additional sites for future 
development would result in a contingency greater 
than 20% and would result in an over-supply of 
housing.    

Additionally, if Council were wanting to identify greater 
than required, priority would be given to feasible sites 
adjoining existing or proposed growth areas and 
should be done at a town or locality level rather than 
site specific.  

For the above reasonings, it is recommended that 
this site remains excluded from the Housing 
Strategy.   

99 Mount 
Pleasant 

Lane, 
Buckaroo – 
Lot 147 DP 

755418 

Requests the inclusion of the property (99 
Mount Pleasant Lane, Buckaroo) in the 
Housing Strategy with consideration for a 
future R2 Low Density Residential Zoning.  

The submission notes the sites close 
proximity to Bombira, ease of extension of 
services, and the unique adjoining land 
zones (including the cemetery, airport, and 
other land uses) which would not present 
as a land use conflict. Further, the 
submission notes that there are numerous 
other lots in the immediate area that are 
less than 20ha which are unable to be 
used for uses conductive with the current 
RU4 Primary Production Small Lots zoning.  

The submission comments on the area 
bordered by Lewis, Meares and Lawson 
Street which is relatively unconstrained and 
should be considered for higher density 
residential development in the form of 4 
storey residential flat buildings (RFBs). The 
submission notes that the area is not 
heavily burdened by heritage 
considerations, is generally made up of 
older housing stock, generally made up of 
existing larger lots resulting in less 
landowners, and is buffered to other land 
uses by road reserves, parkland, and the 
hospital. Further, the submission notes the 
area is visually buffered to the downtown 
core by the railway line. The submission 
notes the close proximity to the hospital, 
schools, and Mudgee core makes it a 
unique location for essential worker 
housing where impacts will be felt the least. 

The subject site adjoins the Mudgee cemetery and is 
located within an established RU4 Primary Production 
Small Lots with lot size ranging from approximately 10 
to 20 hectares, with established dwellings and a 
variety of other land uses. 

Water and Sewer Infrastructure  

A rezoning to R2 Low Density Residential would see a 
minimum lot size of 2000m2 with a potential lot yield 
of 30-40 (noting detailed environmental constraints 
analysis has not been undertaken). 2000m2 lots are 
required to be serviced by Council reticulated 
network.  

Council have invested significantly in water and sewer 
servicing strategies to meet housing demand; this site 
is well beyond the service limit and scope of the 
servicing strategies. The inclusion of this site in the 
Housing Strategy would require lengthy mains 
extensions, ultimately requiring ongoing maintenance 
and future asset replacement by Council. If Council 
were to include this site in the Housing Strategy, 
significant work and cost would be required by 
Council to the benefit of one developer/landowner.  

Additionally, if Council were wanting to identify greater 
land supply than required, priority would be given to 
feasible sites adjoining existing or proposed growth 
areas, with specific servicing infrastructure strengths 
and should be done at a town or locality level rather 
than site specific.  

Environmental constraints and adjoining land uses 

The site is identified as groundwater vulnerable and 
has a land and soil capability classification of Class 3 
(High). Whilst the site has limited land use constraints, 
Council is not in agreeance of the appropriateness of 
the site given its isolation and neighbouring land uses, 
including the cemetery, airport, and other special 
precinct land uses operating within proximity to 
Mudgee Airport.  
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Supply 

Further, as noted in Table 16 of the draft Housing 
Strategy, the existing lot supply capacity provides a 
greater yield than what is required for the total 
anticipated demand. Additionally, as noted in Section 
9 of the Housing Strategy, there is a 20% contingency 
built into the expected housing demand to account for 
existing stock accommodating short term rental 
accommodating catering to visitors in the LGA 
(including potential visitors associated with anticipated 
employment generating projects). This contingency 
has been adopted to balance the need to prepare for 
uncertainties in dwelling demand and account for 
market factors, whilst avoiding over-provision.  

The identification of any additional sites for future 
development would result in a contingency greater 
than 20% and would result in an over-provision of 
housing.    

Higher density housing 

Council have considered the commentary regarding 
higher density residential development within parts of 
the Mudgee centre. Figure 11 within the strategy has 
been updated to include an indicative outline of infill 
opportunities as well as an indicative outline of the 
area subject to future strategic work to determine the 
opportunities (including increased height) and 
demand future heights of the Mudgee CBD.  
The site has been considered for inclusion within 
the Housing Strategy. However, for the above 
reasons it is recommended that this site remains 
excluded from the Housing Strategy.   

“Thornbury” 

2589 
Castlereagh 

Highway, 
Gulgong – 

Lot 8 &11 DP 
1172228 

This submission requests the inclusion of 
the property (“Thornbury” 2589 
Castlereagh Highway, Gulgong) in the 
Housing Strategy, with consideration for R5 
Large Lot Residential zoning and a 
Minimum Lot Size to be determined 
following additional discussions with 
Council staff.  

The submission suggests that a future 
Planning Proposal would propose 200+ lots 
averaging 1.0 to 1.2 hectares per lot, with 
the opportunity for small-scale intensive 
agricultural activity. 

The submission suggests that the inclusion 
and subsequent development of this site 
would deliver a “unique large lot residential 
lifestyle development unlike any other 
offering in the Central West and Orana 
Region”  

The submission provides an assessment of 
the proposal against the relevant local and 
State prepared Strategic Plans.  

The submission notes that the site is under 
the ownership of a willing developer and 
has the appropriate water infrastructure to 
support 200+ lots.  

The submission suggests that all lots would 
be able to undertake small-scale intensive 
agriculture pursuits, providing a unique 

The subject site is currently zoned RU4 Primary 
Production Small Lots with a 20-hectare minimum lot 
size for subdivision. The subject site measures 263.64 
hectares. The developer is proposing 200+ lots 
averaging 1 – 1.2 hectares. 

Lot size density transition  

Within the Comprehensive Land Use Strategy, 
Council identified R5 Large Lot Residential 
opportunities within the 5km radius of the towns (with 
a 12-hectare minimum lot size). The subject site is 
located beyond Opportunity Area E, further from the 
Gulgong town centre. Opportunity Area E has been 
rezoned, subdivided and sold at 12 hectares.  
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means of farming productivity; however, 
the submission does detail what this would 
include.  

Note: No Planning Proposal has been 
lodged with Council. A Scoping report has 
been lodged with Council (the preliminary 
stage of rezoning). Council has provided 
the proponent with comment, including 
commentary from the Department of 
Planning, Housing and Infrastructure and 
Department of Primary Industries and 
Regional Development. The commentary 
provide in the adjacent column is the 
workings Council would normally undertake 
when assessing a Planning Proposal.  

In additional there are further site specific 
considerations that would require further 
assessment. Accordingly, the inclusion of a 
large, high yielding, isolated site is not 
justified without additional considerations.     

 

 
Sound land use planning would see lot sizes increase 
as the distance increases from the urban centre. The 
proposal is inconsistent with this approach. 

Lot type, demand and affordability to 2041 

The Housing Strategy determines a future demand of 
960 lots to 2041 and stipulates the breakdown, 
ranging in size: 

R1 General Residential (400-1,999m2) 560 Lots 

R2 Low Density Residential (2,000m2-1.9ha) 232 Lots 

R5 Large Lot Residential (2ha+) 8 Lots 

Lot size can determine affordability, accordingly, it is 
important for Council to ensure a range of lots sizes 
are provided. It must be highlighted, the proposal is 
seeking to deliver all lots within the 2,000m2 – 1.9ha 
range at 1-1.2 hectares. Outlined below is the 
importance of providing a range of lot sizes.   

The 2023 URS Update provides a Household Income 
Affordability Calculator (based on the 2021 Census 
data). The median household income in Gulgong is 
$71,292, with a deposit ranging from $26,789 - 
$35,719, home affordability (house and land) is 
$294,682 - $392,910.  

Provided below is a preliminary market insight (of the 
relevant land only) over the past 12 months. The 
purpose of this is to demonstrate how lot size 
provides affordability.   
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Accordingly, supporting the proposal of 200+ lots 
ranging in size from 1.0 – 1.2 hectares is delivering a 
land supply well above the Gulgong household 
income given only 50% of Gulgong households earn 
over the median income.   

For context, Council monitors land coming to market 
with various methods, water metre connections are 
one such. Over the past 5 years (on average) there 
have been 6 new water metres each year, meaning 
there have been 6 new dwellings per year (on 
average). This highlights the significant supply of one 
particular lot typology the developer is proposing.  

If Council were to support this proposal they would be 
giving one developer carriage of a significant supply 
of land.   

Land use conflict 

The site adjoins land being used or has the potential 
to be used for agricultural purposes, the 
establishment of residences on this site would result 
in land use conflict. A complaint from a future 
landowner would compromise the operation of the 
existing agricultural operations. The establishment of 
residential receptors needs to account for significant 
buffers to adjoining agricultural land uses. Once 
agricultural operations have been restricted by 
complainants, ultimately Council will feel pressure 
from landowners for these sites to be urbanised, 
again highlighting the necessity to appropriately 
identify sites that will not create conflict with 
established land uses.        

Inconsistency with strategic land use documents 

The submission states an assessment has been 
undertaken against relevant strategic documents and 
draws the conclusions that the proposal is generally 
consistent with strategic documents. No document 
highlights a future opportunity for this site.   

Maintaining a single holding, like the current site of 
262.25ha is consistent with the CLUS and Central 
West Orana Regional Plan 2041. 

Loss of agricultural land 

NSW Land and Soil Capability Assessment Scheme 
(Second Approximation) 

The subject site is mapped as Class 4 and Class 5 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 16 APRIL 2025  
REPORT 8.2 

 

33 
 
 
 

 

under the Soil Capability Assessment Scheme. Only 
13% of land within the LGA is identified as Class 4 
land, which is land that has favourable biophysical 
characteristics for agricultural use. Note, there is no 
Class 1 within the LGA with Class 2 and Class 3 land 
making up only 5% of all land within the LGA. The 
inclusion of this site would result in the loss of 
agricultural land. This highlights the value of Class 4 
to our LGA. 

Further, URS 2023 supports meeting demand for 
residential land by prioritising the development of less 
capable agricultural land and avoiding land classified 
as Classes 2-4. 

NSW AgTrack - Agricultural and Land Use 

The NSW Agricultural Land Use Planning team 
developed the NSW AgTrack tool to better understand 
the importance and value of agricultural commodities 
in a LGA. 

According to the data published by DPHI, in 
December 2023, the subject site contains the 
following land use classification: grazing native 
vegetation, grazing modified pastures, perennial 
horticulture, irrigated cropping, irrigated perennial 
horticulture, residential and farm infrastructure and 
reservoir/dam. As visually displayed below. The 
submission does not address the economic loss to the 
LGA from the loss of these land uses.  

 

 
If Council were wanting to identify additional land for 
1-2 hectares, criteria should be established, that 
includes consideration of what class of agricultural 
land is acceptable to be lost from the LGA for the 
delivery of rural lifestyle housing and what the 
resultant economic impact it places on the community, 
so an informed decision can be made.  

Gulgong Growth Areas 

The submission suggests that the Housing Strategy 
was “restricted by Council to existing Urban Release 
Areas”. This is incorrect, Council conducted an 
assessment as to the anticipated land demand and 
then conducted an assessment as to whether land 
supply already identified in strategic documents could 
meet this demand. As detailed within the draft 
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Housing Strategy, the existing identified sites cater to 
the anticipated demand until 2041 making it 
unnecessary to identify additional sites. Therefore, 
this statement is incorrect.  

The identification of any additional sites for future 
development would result in a contingency greater 
than 20% and would result in an oversupply of 
housing. 

Minimum lot size for rural holdings  

The CLUS identifies land for Rural Lifestyle 
Opportunities, zoned R5 Large Lot Residential, with a 
12-hectare subdivision minimum lot size within a 5km 
offset radius around Gulgong (and all towns): short 
term (yellow), medium term (red) and long term (blue) 
The identification of these sites went through a robust 
constraints and opportunities analysis, as detailed in 
Part B of the CLUS. The subject site was not 
identified for as an opportunity area (green on the 
map). The purpose of highlighting these opportunities, 
is to demonstrate that this site is not considered 
‘unconstrained’ and is located beyond the urban 
boundary, beyond existing 12 hectare zoned areas. 

  
For the above reasonings, it is recommended that 
this site remains excluded from the Housing 
Strategy.  

If Council believes this site has site specific merit 
above others within the 5km offset radius of 
Gulgong, they could resolve to include it for 
consideration and further investigation during the 
preparation of the future Rural and Scenic Lands 
Strategy for Rural Lifestyle opportunities, zoned 
R5 Large Lot Residential with a minimum lot size 
of 12 hectares.    

 
Agency Submissions 
Of the 6 agency submissions received, 1 was from an Industry Association (Community Housing 
Industry Association NSW) and 5 were from the following NSW Government Agencies: 
• Department of Climate Change, Energy, the Environment and Water (DCCEEW) 
• Transport for NSW 
• Department of Primary Industries and Regional Development (DPIRD) 
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• WaterNSW; and 
• Department of Planning, Housing and Infrastructure (DPHI). 
 
Agency submissions have been provided as Attachment 2. 
 
Table 2: Agency Submissions Summary and Response 

Agency Issue raised in the submission Staff comment & changes made 

Department 
of Climate 
Change, 
Energy, the 
Environment 
and Water 
(DCCEEW) 

Prioritise identification, avoidance and 
minimisation of impacts to high 
environmental value (HEV) and serious 
and irreversible impact entities via strategic 
master planning, prior to progressing any 
planning proposals or development 
applications. 

The following statement has been added to Section 
10.6 Land Use Constraints and Opportunities 
(previously 10.5): Council will look into prioritising the 
identification, avoidance, and minimisation of impacts 
on High Environmental Value (HEV) areas and 
entities at risk of serious and irreversible impacts 
through strategic master planning before progressing 
any planning proposals or development applications.  

Indicate areas that likely require further 
biodiversity investigations to determine 
suitability of residential intensification. In 
particular, areas that have been identified 
through state vegetation mapping as being 
likely to contain Box-Gum woodland CEEC. 
This could include, but is not limited to: -
Caerleon -Lots south-west of Bruce Road 
and Robertson Road intersection, Mudgee- 
33, 100 and 123 Cudgegong Road, 
Rylstone- 1841 Bylong Valley Way, 
Kandos. 

The following note has been added to Figures 11-14: 
Development of residential areas subject to further 
detailed analysis of environmental constraints such as 
biodiversity investigations. 

Use a tailored approach to changes in 
minimum lot sizes (MLS) in areas of HEV. 
The MLS should reflect the biodiversity 
values on the land, for example areas more 
likely to be constrained by presence of 
biodiversity values should retain a higher 
lot size. 

The following statement has been added to Section 
10.6 Land Use Constraints and Opportunities 
(previously 10.5): Additionally, a tailored approach will 
be applied to changes in minimum lot sizes in HEV 
areas, ensuring that minimum lot sizes reflect the 
biodiversity values of the land. 

Update paragraph 2 of both the Rylstone 
Supply Gap Analysis (Section 10.9, page 
45) and the Kandos Supply Gap Analysis 
(Section 10.10, page 47) “the 
[Rylstone/Kandos] investigation areas are 
largely unconstrained” to better reflect state 
vegetation mapping that indicates many 
lots comprise high conservation value 
woodland and grassland which represent 
significant biodiversity constraints. 

Both paragraphs have been updated as follows: The 
Rylstone/Kandos investigation areas have some 
development opportunities; however, many lots 
contain high conservation value woodland and 
grassland, representing significant biodiversity 
constraints. As such, further detailed environmental 
assessment is required to enable a site-specific yield 
analysis. 

Update the Mudgee Supply Gap Analysis 
(Section 10.7, page 41) to include a 
statement addressing potential biodiversity 
constraints in western Mudgee and 
Caerleon Estate. 

The following statement has been added to Section 
10.8 (previously10.7): However, it is important to note 
that there are potential biodiversity constraints in 
western Mudgee and Caerleon, which may impact the 
developability of these areas. 

Consider whether flood-related 
development controls in proposed in 
Mudgee subject to flooding will be sufficient 
to manage flooding impacts, or whether 
these areas should be considered as a 
development constraint. 

Mapped flood levels have been considered as a high 
level constraint to development in identified residential 
growth areas. Council's flood-related development 
controls and more detailed analysis during design 
stages will ensure that concerns related to flood risk 
are able to be mitigated. 

Clarify if the proposed stormwater 
upgrades detailed in the Gulgong 

Mapped flood levels have been considered as a high 
level constraint to development in identified residential 
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Stormwater Drainage Study, or other 
drainage improvements have been 
completed since 2009. Consider revising 
the existing risk of flooding in Gulgong 
based on the current guidelines (ARR 2019 
and the Flood Risk Management Manual 
2023) and present-day landscape 
conditions. 

growth areas. Council's flood-related development 
controls and more detailed analysis during design 
stages will ensure that concerns related to flood risk 
are able to be mitigated. 

Community 
Housing 
Industry 
Association 
(CHIA) 

To ensure that sufficient housing supply is 
provided across the housing continuum, 
the draft Strategy needs to set clear targets 
for net growth in social and affordable 
housing, based on local housing needs. 

New Action 4.5 added: Investigate the potential for 
establishing targets for net growth in social and 
affordable housing or explore suitable alternative 
options. 

CHIA NSW supports Council’s commitment 
to investigate LEP and DCP amendments 
that could enable greater supply of housing 
for key workers (Action 5.5). It is 
recommended that this review considers 
opportunities to support all forms of 
affordable housing, not just for key 
workers. 

Action 5.5 updated to state: Investigate LEP and DCP 
amendments that could enable greater supply of 
housing for key workers and other forms of affordable 
housing, such as increased housing densities in 
proximity to major places of employment for key 
workers and planning mechanisms that support 
diverse and inclusive housing options. 

CHIA NSW recommends that Council 
reviews its local planning settings in 
consultation with CHPs to ensure they 
respond to the requirements of affordable 
housing. This includes:- Consideration of 
how affordable housing can be incentivised 
through the adoption of planning 
concessions, such as floor space bonuses 
and reduced car parking rates in 
appropriate locations close to transport and 
services.- Providing sufficient flexibility so 
affordable housing can be designed to 
meet the specific needs of target groups.- 
Working with Aboriginal CHPs to identify 
planning settings that will support housing 
that is appropriate to the social and cultural 
requirements, living patterns, and 
preferences of Aboriginal households 
Council develops a joint delivery plan with 
the community housing sector, government 
housing agencies and other partners that 
identifies all potential opportunities for the 
delivery of new supply. This needs to 
include engagement with Aboriginal CHPs 
and the Aboriginal Housing Office’s 
Regional Aboriginal Housing Committees 
to better understand Aboriginal housing 
issues in the LGA, and opportunities 
identified by Local Aboriginal Land 
Councils in their Land and Business Plans.  

Council agrees and will look to continue to consult 
with CHPs and all relevant stakeholders as and when 
local planning settings are reviewed to support the 
delivery of affordable housing in the LGA. 

Council to undertake a land audit to identify 
publicly owned land which could support 
new affordable housing. Several councils, 
such as Central Coast Council are already 
starting to undertake this work. 

Council has exhausted its land supply, accordingly, 
Action 5.2 as exhibited is to be maintained. Action 5.2 
Respond to emerging opportunities or partnerships 
that would enable short-term supply of housing for key 
workers.  To respond to emerging opportunities, the 
action should include; undertaking a land audit of 
Crown land to identify any future potential 
opportunities.  

CHIA NSW encourages Council to 
investigate the potential for establishing an 

Council acknowledges the importance of the provision 
of affordable housing in our LGA, however we are not 
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affordable housing contributions scheme in 
the LGA, such as across residential land 
identified for rezoning. 

currently resourced to establish an affordable housing 
contribution scheme. Council is willing to provide 
feedback on any work in this space initiated by the 
state government.  

CHIA NSW recommends that the draft 
Strategy includes key performance 
indicators to assist with the monitoring and 
review of the housing outcomes sought. 

Action 1.6 updated to state: Improve Council’s 
Housing Monitor to better understand dwelling 
production and take-up rates.  

Council is also encouraged to identify a 
specific team or officer within Council who 
will be responsible for the implementation 
of the Housing Strategy. This would include 
oversight of development applications and 
planning proposals to ensure compliance 
with affordable housing requirements, and 
identification of opportunities for 
partnership working with CHPs. 

Council’s strategic land use planning team takes 
carriage of this work, noting this is not a specific role 
that focuses on affordable housing outcomes. 

Council is committed to supporting the delivery of 
more social and affordable housing in the LGA. This 
will be supported by the range of actions identified 
under Objectives 4 and 5 which include, for example: 
4.1 Educate and consult with the community around 
the importance and provision of social and affordable 
housing in the LGA, recognising the influence of 
housing diversity and choice upon affordability; 4.5 
Investigate the potential for establishing targets for net 
growth in social and affordable housing or explore 
suitable alternative options; and 5.4 Look to invest in 
a centralised property listing and enquiry service to 
help key workers to access information about 
affordable housing options near to major places of 
employment for key workers. 

Transport for 
NSW 

Objective 2: Investigate appropriate forms 
of housing density in suitable locations 
Consideration should also be given to 
opportunities for small-lot housing, where 
appropriate, which may assist with meeting 
Objective 4 (Deliver housing that is 
accessible and affordable). 

Objective 2 has been updated to further reference 
small lot housing where appropriate. 

Objective 10: Facilitate effective housing 
solutions to support essential industry 
needs TfNSW encourages Council to work 
with DPHI and other key stakeholders to 
develop efficient and well-located 
temporary workforce accommodation and 
explore opportunities to minimise transport 
impacts of these facilities. Provision of 
workforce transport and staggered shift 
times may reduce impacts of temporary 
worker accommodation on the road 
network. 

Council agrees and will continue to collaborate with 
TfNSW and DPHI to ensure that new development is 
supported by the necessary roads and infrastructure 
to ensure safe and sustainable growth. 

With much of Mudgee’s future zoned 
residential land located to the West of the 
city, reliant on the Castlereagh Highway 
(HW18), a classified (State) road, 
consideration should be given to 
opportunities for Housing Australia Future 
Fund (HAFF), or other forms of developer 
contributions to improve efficiency and 
capacity for travel between Caerleon and 
the Mudgee CBD. 

Continued growth around the Caerleon 
Estate reinforces the need to consider an 
alternative CBD connection to the 
Castlereagh Highway (such as an 
extension off Fairydale Lane). Continued 
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development growth in Mudgee’s West 
may warrant duplication of the Castlereagh 
Highway between the CBD and Hill End 
Road to improve capacity and operational 
efficiencies of the road network. 

The Draft Mid-Western Housing Strategy 
has limited analysis on road networks, 
connectivity within Mudgee and 
opportunities to consider the hierarchy of 
the road network. Continuing growth of 
Caerleon Estate impacts the performance 
and safety of the Castlereagh Highway and 
Hill End Road intersection. 

TfNSW recommends that the Housing 
Strategy consider other key journeys, such 
as travel between Mudgee and major cities 
such as Newcastle and Sydney. With the 
expected increases in temporary 
workforces, there is significant potential for 
Drive In, Drive Out journeys to increase at 
workforce changeovers, which can impact 
traffic patterns for popular inter-regional 
trips. 

TfNSW is supportive of opportunities to 
reduce network impacts of temporary 
worker accommodation, through initiatives 
such as employee shuttlebuses and 
staggered shift times. Where short-term 
population growth is expected, and 
temporary workforce accommodation is 
expected to be a large component of 
population growth, alternatives to private 
vehicle travel should be prioritised. 

The following statement has been added to Central-
West Orana Renewable Energy Zone sub-section 
under Section 7: Initiatives such as employee shuttle 
buses and staggered shift times may also assist in 
managing workforce accommodation demand and 
reducing pressure on local housing supply.  

The definitions of ‘Low density residential 
(standard)’ being lot sizes of 2,000- 
3,999sqm, and ‘Low density 
residential(Large)’, being lot sizes of 4,000 
sqm to 1.9ha, are not consistent with how 
these terms are commonly interpreted. 
50%of future lots are expected to exceed 
1,000 sqm, which results in sprawling 
conditions, increased costs to provide 
utilities, footpath networks and increases 
demand for private vehicle travel. Future 
land releases should consider the risks of 
‘sprawling’ development patterns, which 
add significant costs for utilities upgrades 
and development of road infrastructure. 
Maximising opportunities within existing 
Urban Release Areas, and development of 
high-quality active transport networks can 
help reduce traffic demand.  

The lot size definitions used in the Housing Strategy 
align with Council’s minimum lot size controls. 
However, the concern regarding potential sprawling 
development patterns and the associated 
infrastructure costs is acknowledged. To address this, 
the Housing Strategy proposes increasing the amount 
of small lot housing, including lot sizes of 400–450m², 
to provide more diverse and efficient housing options. 
This approach aims to optimise land use, support 
more walkable communities, and reduce reliance on 
private vehicles. 

Department 
of Primary 
Industries 
and Regional 
Development 

(DPIRD) 

The Department is emphasizing the 
importance of preserving high-value 
agricultural land and preventing urban 
development from encroaching on these 
productive areas. 

We understand the Department’s emphasis on 
preserving high-value agricultural land and preventing 
urban development from encroaching on productive 
areas. However, it is important to note that the 
Housing Strategy's growth areas have already been 
identified in previous Council strategies for residential 
growth, and no new areas for residential development 
have been proposed by this Strategy. Council will 
continue to prioritise thoughtful planning to ensure 

Raises concerns about rural-zoned land 
(RU1 and RU4) southeast of Mudgee, 
particularly between Bruce and Plenty 
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Roads, due to its high agricultural potential 
and its role as part of Mudgee’s Sydney 
Road entry. 

that development aligns with both agricultural 
preservation and the need for future residential 
growth. 

Recommends deferring development in the 
Spring Flat area, where possible, to later 
stages to allow for comprehensive master 
planning and prioritisation of other areas 
first. 

It is requested that the citation for the 
Planning for Agriculture in Rural Land Use 
Strategies guide on page 28 of the draft 
Housing Strategy be amended to reflect 
DPIRD (Agricultural Land Use Planning 
team) as author, not DPHI. 

This citation has been amended to reference the 
Department of Primary Industries and Regional 
Development.  

Water NSW 

There is currently little information in the 
Housing Strategy regarding the expected 
increase in water demand arising from the 
expected population growth and how this 
would be sourced. The document may 
benefit by including contextual information 
regarding the current sources of water 
supply for the towns of Mudgee, Gulgong, 
Rylstone and Kandos, and implications of 
population growth on water availability and 
supply for the four towns. Water security 
issues could also be considered. 

Section 10.7 of the Housing Strategy discusses 
infrastructure and servicing considerations that will 
influence future residential growth, noting that Council 
has committed to progressing water and sewer 
servicing strategies to align with the residential growth 
areas identified.  

While residential growth areas are 
identified (Figures 11-14), it is unclear if the 
land use zoning presented in these figures 
is showing the current land use zoning of 
the towns and the residential growth areas 
or the future intended land use zones. This 
should be clarified. Areas where rezoning 
is likely to be required could also be more 
clearly distinguished. This would then help 
support the statements made on page 40 
regarding how the Housing Strategy 
identifies residential growth areas including 
zoned (but not yet developed) land and 
areas identified for future growth (land not 
yet zoned).  

Figures 11-14 have been revised to clearly indicate 
current and proposed future residential land use 
zones. 

The Housing Strategy identifies how a 
Development Servicing Plan (DSP) details 
the water and sewer developer charges 
that apply when new development 
increases the demand on water supply and 
sewerage systems. However, it is silent on 
whether such a document currently exists 
for the LGA or is required be prepared and, 
if so, when this would occur (P.40). The 
document may also benefit by an action 
committing to the preparation (or updating) 
of a DSP for the LGA. 

Council have committed to delivering a Development 
Servicing Plan for the LGA by 2026. 

The Draft Strategy identifies how 
environmental constraints such as flood 
risk and groundwater vulnerability can 
impact development potential including 
future residential development areas (P. 
40). The Housing Strategy may benefit by 
including ahigh-level environmental 

High level environmental constraints and opportunities 
mapping was completed in the preparation of the 
Housing Strategy and is contained in Council's Mid-
Western Housing Strategy Evidence and Options 
Paper (internal document). This mapping directly 
informed the yield analysis for each of the residential 
growth areas. 
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constraints and opportunities map for the 
four towns showing how the constraints 
and opportunities (as listed in Section 10,5) 
relate to the residential growth area maps 
presented in Figures 11-14 

Department 
of Planning, 
Housing and 
Infrastructure 
(DPHI) 

 

Some pages within the Housing Strategy 
cite a projected population of approx. 32k 
people in 2041, while other pages 
(including the introduction) cite 33k. These 
referenced should be clarified.  

The Housing Strategy references a range of between 
30,000-33,000 people by 2041, with 32,000 as an 
approximate mid-point. The introduction has been 
updated to clarify this range. 

The introduction would benefit from 
commentary stating the rationale for 
utilising population projections completed 
by Gyde, rather than 2024 DPHI 
projections. 

The following statement has been added to the 
Introduction to clarify the data sources that have been 
relied upon in the creation of the Housing Strategy's 
population projections: The Housing Strategy’s 
projected housing needs have drawn upon the 
Department of Planning, Housing and Infrastructure’s 
(DPHI) population projections, and builds off the 
analysis, data and recommendations from current and 
available Mid-Western strategic documents and 
relevant State Government strategies and data 
sources. This includes the 2023 Mudgee and Gulgong 
Urban Release Strategy, Managing the impacts of 
State Significant Development for Mid-Western LGA, 
Mid-Western Regional Local Strategic Planning 
Statement (LSPS), Towards 2040: Mid-Western 
Region Community Plan and the Mid-Western 
Regional Comprehensive Land Use Strategy (CLUS). 
NSW State Government Strategies include the 
Central West and Orana Regional Plan 2041 and the 
2022/2024 NSW population projections. Further, 
Council continually monitors and tracks the projected 
major project workforce (temporary and permanent) 
numbers and timing, this information has been drawn 
upon.  

The Housing Strategy has benefited from 
the inclusion of contextual information 
describing settlements. There are other 
sections of the Comprehensive Land Use 
Strategy (CLUS) that could be adapted for 
inclusion in this Strategy to build context 
around the local setting that has informed 
the Mid-Western Regional Local 
Environmental Plan 2012, for example the 
discussion around Town Gateways, 
Ridgelines and Rural Views.  

New subsections for town gateways and ridgelines 
and rural views added to Section 7 under Local 
Character and Regional Lifestyle. 

The Mid-Western LGA at a glance section 
(page 11) would benefit from the inclusion 
of a housing monitor performance 
snapshot. This would provide a baseline for 
existing housing take up over a nominated 
period since establishment of the monitor. 
This could include, for example, the 
number of houses approved and finalised 
(i.e. with an occupation certificate issued). 

The number of houses approved (demonstrated by 
water meter connections), as well are rental vacancy 
rates, has been provided as an annual average over 
the past five years, providing a snapshot of current 
housing trends across the LGA.   

It may be of benefit to reference and 
summarise the findings of the relevant 
Council supported report which 
investigated the Central West and Orana 
Renewable Energy Zone (CWO REZ) 
impacts (economic and housing impacts) 
that have informed the bespoke population 

A summary of the Managing the impacts of State 
Significant Development report has been added under 
the Section 5 of the Housing Strategy.  
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projections and strategy directions. 

The Mudgee and Gulgong Urban Release 
Strategy 2023 update has been used to 
inform this Strategy. It would be beneficial 
to include a clear statement regarding how 
the strategies are intended to inter-relate.  

The following additional statement has been added: 
This Strategy builds upon and aligns with the Mudgee 
and Gulgong Urban Release Strategy 2023 Update, 
ensuring a coordinated approach to housing supply, 
land release, and long-term planning. 

It would be helpful in this section to provide 
the status of the housing pipeline for the 
LGA. This could then be used to inform 
more detailed discussion in the town 
sections and would supplement the 
demand and supply discussion within the 
later sections of the Housing Strategy.  

The housing pipeline is addressed as part of Action 
1.6 (to improve Council's Housing Monitor), which will 
provide a clearer and more detailed understanding of 
housing supply across the LGA. As this work 
progresses, it will help inform more detailed 
discussions in the town sections and supplement the 
broader demand and supply analysis within the 
Housing Strategy. 

Increasing the supply of housing in existing 
areas, in targeted locations is supported. 
The Housing Strategy would benefit by 
identifying these locations, or areas where 
Council will focus its initial investigation.  

The Housing Strategy supports increasing housing 
supply in targeted locations within the existing 
footprint of towns. Action 2.7 includes master planning 
for nominated areas. This work will guide future 
investigations and help identify specific locations for 
infill development and urban renewal, ensuring a 
strategic approach to housing growth. 

This section references the minimum lot 
sizes for rural residential development. As 
this Strategy intends to repeal the CLUS, 
the criteria associated with the nominated 
rural residential allotment size should either 
be adopted in this Strategy, or alternatively, 
consider including an action that specifies 
the intent to adopt the criteria into Council's 
Development Control Plan.  

New Action 3.6 added: Consider the adoption of the 
criteria associated with the nominated rural residential 
allotment size into Council's Development Control 
Plan. 

 
In relation to the CWO REZ (page 28), the 
Housing Strategy states it will be essential 
to manage housing market strain, ensuring 
that housing solutions are bought online in 
a logical sequence and can transition once 
projects are complete. The Housing 
Strategy would benefit from detailing where 
demand driven by the CWO REZ is 
expected, and associated sequencing. For 
example, it could more clearly identify 
zoned or unconstrained and serviced land, 
and/or comment on constraints and 
enabling infrastructure requirements.  

The Housing Strategy has accounted for dwelling 
demand in each of the four towns as driven by the 
CWO REZ. This demand has been considered in the 
supply gap analysis. The following statement has 
been added to Section 10.7 to articulate short-term 
sequencing of infrastructure in growth areas: Council 
will continue to focus on the delivery of short-term 
infrastructure servicing to growth areas at Caerleon 
and Lower Spring Flat. High level environmental 
constraints and opportunities mapping was completed 
in the preparation of the Housing Strategy and is 
contained in Council's Mid-Western Housing Strategy 
Evidence and Options Paper (internal document). 
This mapping directly informed the yield analysis for 
each of the residential growth areas. 

Council could consider an action to prepare 
principles for assessing proponent-initiated 
requests for planning proposals for 
residential or rural residential development, 
including out-of-sequence criteria to 
provide a framework for considering 
additional growth or urban renewal 
opportunities that are not identified in the 
Housing Strategy. 

New Action 1.7 added: Prepare principles for 
assessing proponent-initiated requests for planning 
proposals for residential or rural residential 
development, including out-of-sequence criteria to 
provide a framework for considering additional growth 
or urban renewal opportunities that are not identified 
in this Strategy.  

It is recommended the final Strategy use 
the latest 2024 DPHI population and 
implied dwelling projections throughout. 
This will help to ensure consistency when 

Where relevant, including in Section 8.1, we have 
referenced the 2024 DPHI population and dwelling 
projections. Section 8.1 also explain show the NSW 
Government projections were considered. The 
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comparing the Housing Strategy to other 
housing strategies which have used NSW 
Government population projections. Where 
population figures are included, it is 
important that the source (and date of 
release) be referenced. Should Council 
resolve to retain Council's adjusted data, 
DPHl's 2024 projections should be 
referenced including a brief comparison. 

Housing Strategy’s population projections align with 
the NSW high series, ensuring consistency with 
broader trends. 

Section 8.1 the Housing Strategy notes: 
"This Strategy has drawn upon DPHl's 
projections, and has further revised for 
significant unaccounted for factors, key 
drivers of change as outlined in Section 7, 
that will influence growth in the LGA. In 
particular, the rise in the number of major 
projects occurring in the LGA as a result of 
the Central- West Grana REZ, and an 
anticipated decline in the mining industry 
as the nation transitions to renewable 
energy production. “It would be beneficial 
to discuss the 'unaccounted for factors' 
specifically and what they represent in 
terms of population increase and implied 
dwelling demand in the short and long 
term.  

The unaccounted-for factors and their impact on 
population growth and dwelling demand are 
discussed in more detail in Section 8.2 and Section 9. 
These sections outline how major projects and 
industry shifts influence growth projections in both the 
short and long term. 

As the Housing Strategy refers to 'mid-
range' scenario growth, it would be helpful 
to include details of the low, medium and 
high growth scenarios created as part of 
the Housing Strategy, and detail how 
conclusions regarding the workers 
associated with major projections have 
been drawn (i.e. how 1500+ implied 
demand was calculated). It would be 
helpful to include an annexure which 
shows the detail of the projections, and the 
methodology used to create the predicted 
growth. 

The Housing Strategy references the population 
growth scenarios as a range of between 30,000-
33,000 people by 2041: capturing the low, mid and 
high projections. Details of each of the population 
growth scenarios are contained in Council's Mid-
Western Housing Strategy Evidence and Options 
Paper (internal document). 

The Housing Strategy cites (in Section 6.3) 
that lone households are projected to 
increase by 45%. It would be beneficial to 
include projection data showing what the 
short/peak and long term (2041) 
projections are for household composition 
(by way of numbers rather than 
percentages) and household size. This 
inclusion would provide a better grounding 
to assess the effectiveness of strategy 
response to the projected change. 

The text under Section 6.3 has been updated to state: 
Due in part to an ageing population between 2021 
and 2041, lone person households are expected to 
increase by ↑ 24% by 2041, at around 750 
households. All other household types will increase by 
17%. This reflects the more recent data available. 

Section 9.1 notes that the Housing 
Strategy aims to enhance the mix of 
dwelling types and lot sizes. This aim is 
supported as it encourages an efficient use 
of land and infrastructure. While the 
difficulties in establishing take up for 
smaller lots, infill and higher density are 
acknowledged, Council could consider 
further mechanisms to achieve a mix of 
dwelling types including smaller minimum 
lot sizes, a mix of lot sizes or dwelling 
density controls. Consultation with DPHI 
can be facilitated to discuss potential 

Mechanisms to deliver a mix of dwelling types have 
been discussed inactions 1.4, 1.7, 2.4, 2.5, 2.6, 2.8, 
3.3, 3.4, and 3.7. These actions aim to encourage a 
diverse range of dwelling types and lot sizes, 
supporting more efficient land use and addressing the 
demand for a broader spectrum of housing 
options.1.4 Investigate LEP amendments to deliver lot 
size diversity.2.7 Continue to prepare a masterplan for 
Mudgee town centre and surrounds, identifying 
opportunities where height of building controls might 
be reviewed, where suitable and appropriate.2.8 
Consider updates to the DCP to set out strong 
planning and design outcomes for medium density 
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mechanisms for delivering a broader range 
of smaller housing options.  

and town centre housing typologies.3.2 Require that 
the master planning of growth areas incorporates an 
appropriate mix of dwelling types and lot sizes to cater 
to a range of housing needs, including small lot sizes 
of 400-450sqm lots.3.3 Ensure that a diversity of 
residential lot sizes is delivered as intended. This may 
occur through mechanisms such as the introduction of 
maximum lot sizes in the master planning of 
greenfield developments, or by establishing average 
dwelling densityrequirements.3.7 Explore planning 
mechanisms such as provisions in the LEP to deliver 
a variety of lot sizes. 

The implied dwelling demand projected in 
the Housing Strategy (14,250 by 2041) 
allows for a 20% contingency plus 
1500+dwellings required to meet demand 
for a proportion of major projects 
population increase. This implied dwelling 
demand figure is lower than the 2024 DPHI 
projections, which predict an implied 
dwelling demand of 15,062 by 2041.As the 
Housing Strategy cites that these major 
projects and contingencies have not been 
considered as part of DPHI projections, it is 
suggested that the Housing Strategy 
projections and methodology is reviewed to 
ensure the implied dwelling demand is 
accurate. 

The Housing Strategy works within ranges, with the 
implied demand to 2041based on the mid-range 
projection. To clarify this, we have added text to 
Section 9 stating: The implied demand of 14,250 
dwellings is based on the mid-range population 
projection. Over the next 20 years, this may increase 
or decrease, potentially by approximately 5%. This 
margin is generally consistent with the Department's 
projections. The Housing Strategy further accounts for 
a 20% contingency buffer across the dwelling supply 
gap analysis for each of the four main towns. 

It is suggested that the Housing Strategy 
include a short-term action to set a defined 
review period of Council's housing monitor 
and this strategy. 

Section 12 updated to state: The actions will also be 
reviewed and revised annually to address emerging 
data or updates to State plans and policies.  

The Figures in this section would benefit 
from more detailed information. In 
particular, they should identify developed 
land, current growth fronts and areas of 
short, medium and long-term supply. 
Reference is made to the Figures 
contained within the CLUS Structure Plans 
which could be revised and used for this 
purpose. This would assist in the delivery 
of Objective 1 (and others) seeking to 
deliver short term supply of land in a 
prioritised and efficient manner and more 
clearly show which areas represent the 
'long term' growth areas identified in 
Actions 10.3 and 10.4 (relating to Objective 
10 to support essential industry needs). 

The mapping in the Housing Strategy has been 
revised to clearly indicate current and proposed future 
residential land use zones and provide an indication 
of growth area sequencing. 

Table 4-8 of the CLUS provides detailed 
information on the planning considerations 
for villages and rural centres, this is 
important context and could be included in 
the Housing Strategy to inform planning for 
these communities. 

Table added under Section 10.5 to capture Table 4-8 
of the CLUS.  

Section 10 of the Housing Strategy 
identifies the need for Council to manage 
resistance to denser forms of development 
by ensuring planned infill areas are clearly 
identified and communicated. The Housing 
Strategy does not currently achieve this 
clarity, and the document would benefit 

The mapping in the Housing Strategy has been 
updated to identify indicative areas for infill and 
associated master planning for higher and medium 
density development. The following statement has 
also been added to Section 10.2: Opportunities exist 
for infill development within the existing footprint of the 
Mid-Western LGA’s four main towns. For example, 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 16 APRIL 2025  
REPORT 8.2 

 

44 
 
 
 

 

from a map/graphic which clearly identifies 
areas prioritised for infill and associated 
master planning for higher and medium 
density, including infill. 

rear lanes in proximity to the Mudgee Hospital may 
present opportunities to deliver infill housing in 
proximity to a key centre for employment (subject to 
feasibility related to currently unsealed lanes). 

The Housing Strategy includes action to 
develop masterplans in the short term for 
growth areas. The Housing Strategy would 
benefit from a map or graphic indicating the 
short-term areas prioritised for master 
planning. It would also be helpful to include 
a clear statement regarding Council's 
intention regarding development or 
rezoning of these growth areas prior to 
finalisation of masterplans.  

The mapping in the Housing Strategy has been 
revised to clearly indicate current and proposed future 
residential land use zones, and provide an indication 
of growth area sequencing 

Section 10.3 discusses Urban Release 
Areas. The Housing Strategy would benefit 
from providing more context, so that for 
each of the Urban Release Areas mapped 
for the four towns, there is general 
information about when these areas were 
identified, and the extent to which each is 
currently developed.  

Section 10.7 Mudgee Gap Analysis states 
Council will undertake master planning for 
the Mudgee town centre and surrounds. It 
would be beneficial to discuss and quantify 
the potential outcome of this work in terms 
of housing delivery (number of potential 
dwellings achieved through infill and 
compatible medium density development in 
the Mudgee town centre). 

Master planning for the Mudgee town centre and 
surrounds will be undertaken as part of Action 2.7. 
The identification of the potential number of dwellings 
that could be achieved through infill and compatible 
medium-density development would be subject to the 
identified outcomes and opportunities of that master 
planning process. 

It is recommended a table or graphic be 
included in the Housing Strategy to clearly 
break down which of the growth areas 
require rezoning or service upgrade, as 
referenced, to meet short-term housing 
demand. This would be useful and make it 
easier to interpret the lot supply capacity 
outlined. Some discussion around key site- 
specific environmental constraints (or lack 
of) and infrastructure is recommended for 
inclusion. This approach should also be 
applied to the other three towns. Inclusion 
of information about the anticipated staging 
of development, would also be useful. 

The mapping in the Housing Strategy has been 
revised to clearly indicate current and proposed future 
residential land use zones and provide an indication 
of growth area sequencing. 

The Housing Strategy would benefit from 
further discussion around 'the work in 
planning and servicing' required to develop 
the supply of R2 and R5 zoned land in 
Rylstone. This section could reference 
potential for temporary and immediate 
housing demand from the CWO REZ. If 
more detail were provided on studies and 
services needed, this could inform 
applications for funding to deliver this work, 
should it be required to support temporary 
workers accommodation.  

Section updated to state: Furthermore, while this 
dwelling demand includes anticipated population 
growth associated with the workforce of major 
projects in the LGA, including the potential Bowden’s 
Silver Mine and the REZ proposed in close proximity 
to Rylstone, it is noted that dwelling supply is 
constrained in the nearby major towns of Mudgee and 
Gulgong.  

Some of the Gulgong Urban Release 
Areas are zoned R1 General Residential, 
but unlike the corresponding section for 

Statement added under Section 10.9 to state: 
Development in R1 zones of Gulgong has typically 
consisted of low-density detached dwelling typologies.  
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Mudgee, table 16 (p. 42) does not includes 
figures for "Townhouse/ villa/ unit". The 
Housing Strategy would benefit from the 
inclusion of information about the type of 
development that has been occurring 
within zone R1 and specifically, whether 
multi dwelling housing or residential flat 
buildings are being developed. 

The Housing Strategy speaks towards 
growth centred around infrastructure 
committed to by Council. The Housing 
Strategy would benefit from mapping which 
clearly shows the extent of existing 
infrastructure and planned infrastructure 
upgrades which have been committed to 
by Council. It should also include staging 
information regarding future planned 
upgrades. 

The mapping in the Housing Strategy has been 
revised to clearly indicate current and proposed future 
residential land use zones and provide an indication 
of growth area sequencing.  

The Development Servicing Plan (DSP) 
referenced in 10.5 is supported, however it 
is unclear from the Housing Strategy 
whether such plans are already in place or 
are sought to be created. If it is intended to 
created DSP as a result of the adopted 
Strategy, it is suggested that the Housing 
Strategy include a specific action to create 
a DSP concurrently with masterplans. 

Council have committed to delivering a Development 
Servicing Plan for the LGA by 2026. This has been 
clarified in Section 10.7 (previously section 10.5).  

The tables provided in Section 10 should 
be updated to include '+' signs to identify 
when there is surplus supply.  

The tables in Section 10 have been updated to show 
surplus with '+'. 

Consider amending this action to a short-
term action. This is a core outcome of the 
Housing Strategy and will facilitate delivery 
of other short-term action (such as Action 
1.1). 

The timeframe for this action has been moved to the  
short timeframe. Consider if delaying the preparation of 

masterplans would hinder the Housing 
Strategy's intention to provide diverse 
housing options in the short-term. It is 
suggested that areas for intended short-
term release be supported by master 
planning prior to rezoning. 

Consider an action to explore planning 
mechanisms (LEP provisions - local 
clauses, lot sizes etc) that would deliver a 
variety of lot sizes. 

New Action 3.7 added: Explore planning mechanisms 
such as provisions in the LEP to deliver a variety of lot 
sizes. 

Consider creating an action to produce 
Development Servicing Plans to support 
master plans prior to rezoning occurring. 
This will assist with orderly development 
and infrastructure planning 

New Action 1.8 added: Prepare Development 
Servicing Plans to support masterplans prior to 
rezoning occurring where possible. This will assist 
with orderly development and infrastructure planning. 

Reference is made to the Pattern Book 
recently released by DPHI which may 
contribute to delivering this action – NSW 
Housing Pattern Book I Planning. 

Statement added to Action 3.1: The recently released 
NSW Housing Pattern Book by DPHI may contribute 
to delivering this action by providing guidance on best 
practices for diverse and well-designed housing 
options.  
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Council should consider if this action 
should be achieved prior to Council 
accepting proposals for rezoning. Master 
planning should occur prior to rezoning to 
ensure lot diversity (via minimum lot size 
controls and other relevant statutory 
controls. 

Action updated to state: Require that the master 
planning of growth areas incorporates an appropriate 
mix of dwelling types and lot sizes to cater to a range 
of housing needs, including small lot sizes of 400-
450sqm lots prior to rezoning. 

Is this land identified as a growth area? If 
not, consider including this site. See 
previous comments regarding the creation 
of a staging/sequencing plan for identified 
growth areas. 

Yes, confirming that this land is already identified as a 
growth area.  

Action 10.3 is supported as it encourages 
the location of accommodation for ongoing 
workers (on renewable energy projects) to 
be located in identified growth areas of 
Gulgong. The Housing Strategy could also 
acknowledge that pursuing opportunities to 
locate housing for the construction 
workforce in identified growth areas could 
provide ongoing benefits, including the 
potential to make ongoing use of 
infrastructure installed to service such 
housing. Consider if it would be beneficial 
to provide a comment that reflects that 
there is potential for change/that there is 
potential for other areas of strong demand 
to present, for example Rylstone. Ensure 
that the Housing Strategy identifies supply 
in terms of short, medium and long term so 
that this action is effective. 

Additional statement added: Pursuing opportunities to 
locate housing for the construction workforce in 
identified growth areas could provide ongoing 
benefits, including the potential to make ongoing use 
of infrastructure installed to service such housing. The 
mapping in the Housing Strategy has been revised to 
clearly indicate current and proposed future 
residential land use zones and provide an indication 
of growth area sequencing. 

As noted above, the Housing Strategy 
would benefit from sequencing/staging of 
land release. It is suggested a sequencing 
platform part of the Implementation and 
Delivery Plan section. The staging of 
release could be linked to tangible triggers 
like infrastructure delivery/upgrades, 
growth thresholds etc. It is recommended 
the Housing Strategy includes clear 
statements regarding when land identified 
in the Housing Strategy is planned to be 
released (i.e. following development x% of 
the stage, the delivery of a major piece of 
servicing infrastructure, population growth 
rate of x, pipeline supply of approved 
housing lots below x years). 

The mapping in the Housing Strategy has been 
revised to clearly indicate current and proposed future 
residential land use zones and provide an indication 
of growth area sequencing. Additionally, the following 
statement has been added to Section 10.7 to 
articulate short-term sequencing of infrastructure in 
growth areas: Council will continue to focus on the 
delivery of short-term infrastructure servicing to 
growth areas at Caerleon and Lower Spring Flat. 

Council has identified 24 short term actions 
with the Housing Strategy. Council should 
consider creating a subsection of the 
Implementation Plan to prioritise (or order) 
the short-term actions for 2025-2030. This 
will assist in transparently identifying 
actions which need to occur ahead of 
others to facilitate orderly development, 
deliver priority housing outcomes, manage 
Council resourcing. 

Prioritisation of the short-term actions have been 
added to Section 12 Implementation Plan.  
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Changes to the document Post Exhibition 
 
As detailed above, various updates were made to the document post exhibition to ensure the 
wording within the Housing Strategy would be interpreted as it was intended when the Housing 
Strategy was developed and to respond to the agency submissions received.  
 
As per the recommendations provided in Table 1 above, the Housing Strategy has not been 
amended based on the public submissions.  
 
A summary of the updates to the Housing Strategy have been broken down per section in Table 3 
below. 
 
Table 3: Summary of Changes to the Housing Strategy post-exhibition 

Section Changes made/amendment to Housing Strategy 
1 Introduction Minor amendments to wording. Added clarification as to what types of 

housing the Housing Strategy addresses.  
2 Vision Minor amendment to refer to Mudgee as a Strategic Centre (as per Central 

West and Orana Regional Plan 2041).  
3 Context Minor amendments to the map as per the above.  
4 Community 
Engagement 

No change.  

5 Planning & 
Policy Context 

Amendment to include the changes to the State Environmental Planning 
Policy (Housing) 2021 relating to accommodation for renewable energy zone 
construction workers.  
 
Include reference to the PWC report Managing the Impacts of State 
Significant Development 2024.   
 
Update to zoning table – removing reference to the zones this Housing 
Strategy does not address.  

6 Mid-Western 
Regional 
Snapshot 

Amendment to the percentage of lone persons households due to updated 
data being made available from DPHI. 

7 Key Drivers of 
Change 

General amendments to ensure clarity of words.  
 
Include reference to rear lanes in relation to ‘housing infill’. 
 
Inclusion of ‘Town Gateways’ treatment. Similar to the CLUS, the Housing 
Strategy aims to preserve the entrances to Mudgee, Gulgong, Rylstone, and 
Kandos via a number of principles.  
 
Inclusion of discussion regarding ‘Ridgelines and Rural Views’, detailing the 
visual importance of these elements of the rural landscape and the high value 
they hold in the community. A number of principles are identified to respond 
to this.  
 
Minor amendments to the text relating to ‘Major Projects’ (formerly referred 
too as State Significant Development), which clarify that the Housing Strategy 
considers the anticipated future decline of the coal industry.     

8 Population 
Projections 

Clarification of how population projections were determined. The Housing 
Strategy’s projected housing needs have drawn upon the Department of 
Planning, Housing and Infrastructure’s (DPHI) population projections, and 
builds off the analysis, data and recommendations from current and available 
Mid-Western strategic documents and relevant State Government strategies 
and data sources. Further, Council continually monitors and tracks the 
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projected major project workforce (temporary and permanent) numbers and 
timing, this information has been drawn upon. 

9 Housing 
Demands 

Updated commentary regarding the difference between the dwelling 
projections within this Strategy and the Departments dwelling projections.  
 
Updated table headings for greater clarity.  
 
Additional commentary for Gulgong, Rylstone, and Kandos as to how the 
short-term peak population is the same as the 2041 anticipated population.  

10 Housing 
Supply 

Added commentary regarding infrastructure and servicing constraints. 
 
Amendment to Figures 11, 12, 13, and 14 to provide greater clarity to the 
reader as to what is currently zoned, what is anticipated to be rezoned, and 
what is anticipated to be developed. Additionally, indicative infill opportunities 
have been mapped as well as the indicative Town Centre master planning 
area.  

11 Housing 
Objectives 

Addition of Action 1.7 and 1.8 which relate to assessing planning proposals 
which would include out-of-sequence infrastructure development, and the 
delivery of a Development Servicing Plan where possible.  
 
Additional commentary added to Action 3.1 about the NSW Housing Pattern 
Book.  
 
Addition of actions 3.6 and 3.7 relating to rural residential allotment size and 
the exploration of additional clauses within the LEP to deliver a variety of lot 
sizes respectively.  
 
Minor amendment to action 5.2 regarding a Crown Land Audit.  
 
Addition of Action 5.6 relating to affordable housing contribution schemes.  
 
Minor amendment to the title of Objective 7.  
 
Additional commentary provided regarding Objective 10 relating to the 
location of temporary workers accommodation.  
 
The amendments to the Housing Objectives have been made based on 
feedback received within agency submissions, particularly the Department of 
Planning Housing and Infrastructure.  

12 
Implementation 
and Delivery 
Plan 

Updating table where required to include the new and amended actions 
identified in Section 11.  
 
Minor updates to timeframes of some actions.  
 
Prioritisation of the implementation plan to ensure orderly development, 
efficient resourcing, and the timely delivery of the priority housing outcomes 
as a result of feedback from the Department of Planning, Industry and 
Environment. Actions have been categorised by ‘High Priority’, ‘Medium 
Priority’, and ‘Low Priority’.  

 
The updated Housing Strategy that includes the above changes has been provided at 
Attachment 3.  
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Next Steps 
The recommendation is to adopt the updated Housing Strategy. There are staff operational tasks, 
such as further progressing Planning Proposals that are consistent with the direction of the 
Housing Strategy that will continue. In addition, the short-term actions contained in the housing 
strategy will commence.  
 
Disclosure of Interest 
Nil 
 
Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Make available diverse, sustainable, adaptable and affordable housing options 

through effective land use planning 
 
Strategic implications 
Council Strategies 
Mid-Western Regional Local Strategic Planning Statement, Our Place 2040. 
Mid-Western Regional Council Comprehensive Land Use Strategy 2010 Part A, B and C. 
 
Council Policies 
The adoption of the Mid-Western Region Housing Strategy, February 2025 will not require the 
update to any policies. 
 
Legislation 
Environmental Planning and Assessment Act 1979.  
Mid-Western Regional Local Environmental Plan 2012. 
 
Financial implications 
Nil 
 
Associated Risks 
Underestimating demand for additional residential land and dwellings/lots could have a negative 
impact on the community through price increases or dislocation. However, overestimating demand 
can also negatively impact the community through Council funding additional infrastructure that 
may not be required. 
 
 

SARAH ARMSTRONG 
MANAGER STRATEGIC PLANNING 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

25 March 2025 
 
Attachments: 1. Agency Submissions. (separately attached)   

2. Public Submissions. (separately attached)   
3. Updated Housing Strategy April 2025. (separately attached)    

 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.3 Acceptance of NSW Government Grant - Open Streets 
Program 2025-28 

REPORT BY THE MANAGER ECONOMIC DEVELOPMENT  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, GRA600020 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Economic Development on the Acceptance of 

NSW Government Grant; 

2. if successful, accept funding from the Open Streets Program 2025-28:  
2.1 In 2025/26 set an expenditure budget of $115,000 for Gulgong Glow to be 

funded by grants; 

2.2 In 2026/27 set an expenditure budget of $117,000 for Gulgong Glow to be 
funded by grants; 

2.3 In 2027/28 set an expenditure budget of $118,000 for Gulgong Glow to be 
funded by grants; and 

3. authorise the General Manager to finalise and sign the funding agreement. 
 

 
Executive summary 
Council has applied to the NSW Government Open Streets Program 2025-28 for the delivery of an 
annual community event to be held in Gulgong for three years consecutively.  
 
It is recommended that if Mid-Western Regional Council is successful in this application, that 
Council accepts the grant funding, and authorises the General Manager to sign the funding 
agreement and amend Council’s Budgets for 2025/26, 2026/27 and 2027/28. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Council has submitted an application for the Open Streets Program 2025–2028, administered by 
Transport for NSW. This grant program supports councils across New South Wales to deliver 
recurring street-based events that temporarily close local streets to vehicles and open them for 
community enjoyment and activation. The proposed event from Council, “Gulgong Glow,” is a 
three-year street festival series designed to transform Gulgong’s historic CBD into a vibrant, 
illuminated destination celebrating creativity, culture and community. 
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Purpose and Scope of the Open Streets Program 
The Open Streets Program is part of the NSW Government’s Vibrant Streets Package, aiming to 
reimagine public streets as active, inclusive community spaces. The initiative encourages councils 
to trial and deliver recurring events that bring people together through free public programming, 
creative activations, and local business engagement. A total of $14.65 million is available across 
the state with individual grants of up to $350,000 (excl. GST) awarded on a competitive basis. 

Key objectives of the Program include: 

• Enhancing community connection and public life by delivering free, recurring, street-based
events.

• Empowering councils to improve cost-efficiency and reduce complexity in delivering street
closures and public events.

• Supporting the cultural and creative sectors through partnerships and programming
opportunities.

• Activating streets in ways that stimulate local economic activity and support business
growth.

This round of funding (2025–2028) builds upon successful prior rounds, now offering a three-year 
funding window to promote long-term planning, deeper partnerships, and improved delivery 
processes. Councils must commit to at least one event per year for three consecutive years on the 
same street or group of streets, and prepare or implement a Global Development Application (DA) 
and/or a Global Traffic Management Plan (TMP) to streamline future events. 

Overview of the Proposed Event – Gulgong Glow 
Council’s application proposes a new street festival, Gulgong Glow, in partnership with the 
Gulgong Arts Council. The event will take place annually in the Gulgong CBD, beginning in July 
2025. The proposed location, centred on Medley Street, is a heritage-rich, walkable precinct close 
to local retail, dining, and public amenities. 

Event Concept 
Gulgong Glow is envisioned as an immersive festival of light and creativity, showcasing illuminated 
artworks, community-made lanterns, live music, and food stalls. The concept is inspired by the 
popularity of Mudgee Glow and builds upon the existing community enthusiasm for Gulgong’s 
Lantern Festival. A key feature of the event will be the lantern parade, supported by schools and 
community groups through pre-event workshops. 

Brand and Theme 
The event branding is consistent over the three years, reinforcing Gulgong’s identity as a centre for 
arts and cultural expression. The theme of “light, creativity, and connection” aligns with the historic 
charm and character of the town, inviting locals and visitors alike to experience the streets in a 
new, engaging way. 

Program Highlights 
• Interactive light installations and projections
• Live music performances from local artists
• Night market featuring artisan goods and regional produce
• Lantern-making workshops and a community lantern parade
• Food trucks and extended trading hours for local businesses

Each year’s event will be refined based on community feedback and participation metrics, with an 
emphasis on continuous improvement, capacity building, and legacy outcomes for the town. 
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Benefits of Gulgong Glow 
 
Community Engagement 
Gulgong Glow aims to strengthen community pride and connection through participation in creative 
activities. Schools, local artists, and community groups will be central to programming, with lantern 
workshops and parade involvement fostering intergenerational engagement. Surveys and 
feedback mechanisms will measure participation and satisfaction to ensure the event evolves in 
line with community expectations. 
 
Economic Activation 
By drawing in both residents and tourists, Gulgong Glow is expected to stimulate local spending 
and extend business hours for hospitality and retail operators. Council will work closely with the 
Gulgong Chamber of Commerce to support local business involvement, offer promotional tie-ins, 
and increase visitor dwell time in the CBD. The event also creates opportunities for local artisans, 
food vendors, and creatives to showcase their offerings, contributing to job creation and regional 
economic resilience. 
 
Tourism and Place-Making 
Positioning Gulgong as a destination for arts and cultural events complements broader regional 
tourism goals. Gulgong Glow enhances the town’s cultural calendar and reputation, potentially 
encouraging return visitation and strengthening community attachment to place. As the event 
grows over the three years, it is anticipated to attract a wider regional audience and solidify 
Gulgong’s place on the cultural tourism map. 
 
Legacy and Sustainability 
In addition to the events themselves, the project will leave a legacy through improved event 
processes and place management tools. The implementation of a Global TMP and/or DA will 
simplify future event planning and reduce administrative burdens. Council also intends to 
document learnings and build local capacity to continue street activation efforts beyond the funding 
period. 
 
Alignment with Program Goals 
The Gulgong Glow proposal aligns strongly with the objectives of the Open Streets Program by: 
 

• Delivering free, inclusive events that prioritise community access. 
• Partnering with local creative and cultural organisations (e.g. Gulgong Arts Council). 
• Supporting small businesses and economic growth. 
• Transforming a public street into a vibrant cultural hub. 
• Promoting long-term strategies for place activation and vibrancy. 

 
The total funding request is $350,000, allocated across the three-year program. 
 
Community Plan implications 
Theme Building a Strong Local Economy 
Goal An attractive business and economic environment 
Strategy Promote the region as a great place to live, work, invest and visit 
 
Strategic implications 
Council Strategies 
The identified project supports a number of Council strategies as identified in the Community Plan 
including: 
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• Support networks, programs and facilities which promote health and wellbeing and 
encourage healthy lifestyles; 

• Respect and enhance the historic character of our region and heritage value of our towns 
and villages; 

• Maintain and promote the aesthetic appeal of the towns and villages within the region; 
• Support programs which strengthen the relationships between the range of community 

groups; 
• Support arts and cultural development across the region; 
• Promote the region as a great place to live, work, invest and visit; 
• Provide leadership on economic development initiatives and identify resources and 

infrastructure required to drive investment and economic growth in the region; and 
• Pursue excellence in service delivery. 

 
Council Policies 
Nil  
 
Legislation 
Nil  
 
Financial implications 
Open Streets Program 2025-28 – Gulgong Glow 

• In 2025/26 set an expenditure budget of $116,667 for Gulgong Glow to be funded by 
grants; 

• In 2026/27 set an expenditure budget of $116,667 for Gulgong Glow to be funded by 
grants; and 

• In 2027/28 set an expenditure budget of $116,666 for Gulgong Glow to be funded by 
grants.  

 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/25 - - - 

Future Years   - 
 
Associated Risks 
If the grant funding for the above-named project is successful and not accepted by Council, the 
project may not be able to proceed or may be delayed due to funding restraints. There is a project 
delivery risk for the project. These risks are managed through Council’s policies and procedures. 
 
 

MICHELE MINI 
MANAGER ECONOMIC DEVELOPMENT 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

31 March 2025 
Attachments: Nil 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 16 APRIL 2025 
REPORT 8.4 54 

8.4 2025 Monthly Development Applications Processing and 
Determined 

REPORT BY THE MANAGER PLANNING 
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400103, A0420109, GOV400113 

RECOMMENDATION 

That Council receive the report by the Manager Planning on the Monthly Development 
Applications Processing and Determined. 

Executive summary 
The report presented to Council each month is designed to keep Council informed of the current 
activity in relation to development assessment and determination of applications.  

Disclosure of Interest 
Nil 

Detailed report 
Included in this report is an update for the month of March 2025 Development Applications 
determined and Development Applications processing.  

The report will detail:  • Total outstanding development applications indicating the proportion currently being
processed and those waiting for further information;

• Median and average processing times for development applications;
• A list of determined development applications;
• Currently processing development applications and heritage applications; and
• Variations to the Mid-Western DCP.

Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Maintain and promote the aesthetic appeal of the towns and villages within the region 

Strategic implications 
Council Strategies 
Not Applicable  

Council Policies 
Not Applicable  
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Legislation 
Not Applicable 

Financial implications 
Not Applicable 

Associated Risks 
Not Applicable 

 

LINDSAY DUNSTAN 
MANAGER PLANNING 

ALINA AZAR 
DIRECTOR DEVELOPMENT 

  

1 April 2025 

Attachments: 1. Monthly Development Applications Processing and Determined - March 
2025.  

APPROVED FOR SUBMISSION: 

BRAD CAM 
GENERAL MANAGER 
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8.5 Community Strategic Plan - Towards 2040 
REPORT BY THE MANAGER ECONOMIC DEVELOPMENT  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, COR400811 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Economic Development on the Community 

Strategic Plan - Towards 2040; 

2. place the draft Mid-Western Region Community Strategic Plan - Towards 2040 on 
public exhibition for 28 days; and 

3. if no submissions are received adopt the Community Strategic Plan – Towards 
2040.  

 

 
Executive summary 
The purpose of this report is to seek Council’s endorsement to place the draft Mid-Western Region 
Towards 2040 Community Strategic Plan on public exhibition for a period of 28 days. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
A key responsibility of a newly elected Council is the review of its Integrated Planning and reporting 
(IP&R) documentation, including the Community Strategic Plan and the Delivery Program for the 
next four years. This documentation must be adopted by 30 June 2025 in accordance with 
legislative requirements. 
 
Under Section 402 of the Local Government Act 1993, each council must develop a Community 
Strategic Plan that identifies the main priorities and aspirations of the community, covering a 
minimum 10-year period. 
 
To ensure the Mid-Western Region Community Strategic Plan – Towards 2040 remains relevant 
and reflective of the community’s future needs, a range of engagement activities were undertaken 
to gather input from residents. A summary of findings from these activities, conducted between 
May 2024 and March 2025, was presented to Council at the March meeting (Attachment 1), 
capturing key community priorities. 
 
The draft Mid-Western Region Community Strategic Plan – Towards 2040 is structured around five 
key themes that reflect the community’s vision for the future:  

• Looking After Our Community;  
• Protecting Our Natural Environment;  
• Building a Strong Local Economy;  
• Connecting Our Region; and  
• Good Government.  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 16 APRIL 2025  
REPORT 8.5 

 

63 
 
 
 

 

Each theme includes clearly defined objectives that outline where we want to be in 2040, strategies 
that describe how we will get there, and measures that help track our progress - identifying where 
we are now and how we will know when we have achieved our goals.  
 
It is recommended that Council place the draft plan on public exhibition for a period of 28 days, 
with a further report to be provided at the conclusion of the exhibition period to consider any 
submissions received or if no submissions are received, adopt the Community Strategic Plan – 
Towards 2040. 
 
Community Plan implications 
Theme Good Government 
Goal Strong civic leadership 
Strategy Provide clear strategic direction through the Community Plan, Delivery Program and 

Operational Plans 
 
Strategic implications 
Council Strategies 
Community Engagement Strategy  
 
Council Policies 
Community Engagement Policy  
 
Legislation 
Local Government Act 1993  
 
Financial implications 
Not Applicable  
 
Associated Risks 
Failure to adopt the Community Strategic Plan by 30 June 2025 poses significant risk to Council, 
including non-compliance with the Local Government Act 1993 and disruption to the Integrated 
Planning and Reporting framework. This could impact the timely adoption of key documents such 
as the Delivery Program and Operational Plan, jeopardise funding opportunities, and weaken 
collaboration with state and federal agencies. It also risks community dissatisfaction, reputational 
damage, and strategic drift, undermining effective decision-making. 
 
 

MICHELE MINI 
MANAGER ECONOMIC DEVELOPMENT 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

1 April 2025 
 
Attachments: 1. Community Engagement Outcomes. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER   
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Item 9: Corporate Services 

9.1 Draft Delivery Program 2025/29 and Draft Operational Plan 
2025/26 

REPORT BY THE CHIEF FINANCIAL OFFICER 
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400088, FIN300340, GOV400098 

RECOMMENDATION 

That Council: 

1. receive the report by the Chief Financial Officer on the draft Delivery Program
2025/29 and draft Operational Plan 2025/26 ;

2. endorse the draft Delivery Program 2025/29 and draft Operational Plan 2025/26 to
go on public exhibition for a period of 28 days commencing Friday 18 April; and

3. request a further report be presented following the exhibition period including a
review of any submissions made on the draft Delivery Program 2025/29 and draft
Operational Plan 2025/26.

Executive summary 
Following extensive community consultation and in line with Councils Integrated Planning and 
Reporting requirements, the draft Delivery Program 2025/29 (the Delivery Program) and draft 
Operational Plan 2025/26 (the Operational Plan) are presented to Council and the community. This 
report seeks Council resolution to place the Delivery Program/Operational Plan on exhibition, with 
a subsequent report to be presented to Council in May considering any submissions made, and a 
further report to the ordinary meeting in June recommending adoption of the final Operational Plan 
and Delivery Program. 

Disclosure of Interest 
Nil 

Detailed report 
Under the Local Government Act (1993), Council must have an annual Operational Plan, adopted 
before the beginning of each financial year, outlining the activities to be undertaken in that year, as 
part of the Delivery Program. 

The Delivery Program details all of the principal activities Council will undertake to achieve the 
strategies established in Council’s Community Strategic Plan Towards 2040. The draft Operational 
Plan for 2025/26 has been integrated into the Delivery Program and sets out the annual projects 
and activities to which Council is committed and includes detailed budgets for the projects under 
each Community Strategic Plan theme, and services together with identified appropriate measures 
and timeframes for completion. The document includes budgets for the four years from 2025/26 to 
2028/29. If endorsed by Council, the draft documents will be published on Council's website from 
Friday 18 April 2025 for a period of 28 days. 
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Draft Operational Plan 2025/26  
Residents were encouraged to submit Community Plan Proposals to be considered in the draft 
Operational Plan 2025/26 from 27 November 2024 to 10 January 2025. The draft Operational Plan 
has been prepared following a series of budget workshops with budget managers, executive, and 
Elected Members over the past 3 months. The draft Operational Plan sets out Council’s proposed 
budget for next financial year, and the three years thereafter. The budgets are presented in the 
form of consolidated statements and schedules, together with a more detailed breakdown at 
service level.  
 
Operating revenue is forecast at $107 million for 2025/26, plus an estimated $21 million in Capital 
Grants & Contributions, taking total anticipated income to a budget of $128 million.  
 
Operating expenditure is budgeted at $110 million.  
 
The operating result before capital grants shows a short-term deficit, driven by increasing 
depreciation and employee costs. The increasing depreciation expense is linked to the continued 
growth and expansion of Council’s assets and increasing asset values. An increase in employee 
costs is due to the expansion of the workforce required to deliver services, meet increasing 
regulation and maintain expansion of assets, and increases to wages and superannuation costs. A 
return to surplus is expected from the third year. This is supported by the commencement of 
operations of revenue-generating assets which will improve ongoing financial sustainability. This 
includes the expansion of Mudgee Valley Park, stage 1 of Riverside Caravan Park, Mudgee Team 
Training Village and Council’s Solar Array.  
 
The draft Operational Plan includes additional borrowings of: 

Project Fund 2025/26 2026/27 2027/28 2028/29 
Rylstone & Kandos Sewer 
Augmentation 

Sewer $4,000,000 - - - 

Riverside Caravan Park 
Expansion Stage 1 

General $6,403,861    

Mudgee Headworks Water 
Augmentation 

Water - - $3,000,000 - 

Total 
 

$10,403,861  $3,000,000 - 
 
Revenue Policy  
The Rates Model proposed as part of the Operational Plan includes an increase to all rating 
categories of the IPART capped rate of 3.8%, distributed evenly. Land rating categories are: 
 

• Farmland 
• Residential 
• Business; and  
• Mining 

 
Rate assessments are based upon property valuations (ad valorem), with minimum amounts 
applied where appropriate. No base amounts apply to the proposed 2025/26 rate structure. 
 
Community Plan implications 
Theme Good Government 
Goal Strong civic leadership 
Strategy Provide clear strategic direction through the Community Plan, Delivery Program and 

Operational Plans 
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Strategic implications 
Council Strategies 
Relevant Integrated Planning and Reporting Strategies are taken into account during the process 
of developing the draft Delivery Program 2025/29 and draft Operational Plan 2025/26, including the 
Community Strategic Plan, and Resourcing Strategies.   
 
Council Policies 
Relevant Integrated Planning and Reporting Policies may impact the way the Delivery program and 
Operational Plan are developed, for example the Financial Reserves and Asset Management 
Policy. 
 
Legislation 

DUE DATES/ FREQUENCY AS PER THE 
IP&R GUIDELINES - 2021 DOCUMENT  LEGISLATIVE REFERENCE  

4.1 Each council must prepare and adopt 
its Delivery Program by 30 June in the 
year following a local government 
ordinary election. 
 
4.10 A draft Delivery Program must be 
placed on public exhibition for a period 
of at least 28 days and submissions 
received by the council must be 
considered by the council before the 
Delivery Program is adopted by the 
council. 

4.11 The council must post a copy of its 
Delivery Program on the council’s 
website within 28 days after the plan is 
adopted. 

Delivery Program  s404(1)– (2) Local Government Act 1993 
No 30 

S406 

4.15 The Operational Plan details the 
work that will be done in support of the 
Delivery Program and must be prepared 
and adopted annually. It must directly 
address the activities outlined in the 
Delivery Program and identify projects, 
programs or actions that the council will 
undertake within the financial year 
towards addressing these. 
 
4.25 The draft Operational Plan must be 
publicly exhibited for at least 28 days, 
and submissions received by the council 
in that period must be considered, 
before the final Operational Plan is 
adopted by the council. 
 
4.26 Council must publish a copy of its 
Operational Plan on the council’s 
website within 28 days after the plan is 
adopted. 

Operational Plan  s405 Local Government Act 1993 No 30 

S406 
 
s532  

s610B – s610F  

s706(2) (Act)  

cl201(1)  
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xFinancial implications 
The draft Delivery Program 2025/29 and draft Operational Plan 2025/26 as attached to this report 
recommends to Council the proposed budget for the next four years. 
 
The table below shows whether the proposed ratios meet benchmarks. 
 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2025/26        

Future Years      
 
Associated Risks 
Not applicable 
 
 

NEIL BUNGATE 
CHIEF FINANCIAL OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

28 March 2025 
 
Attachments: 1. Draft Delivery Program 2025/26-2028/29 and Operational Plan 2025-26. 

(separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.2 Naming of an Unnamed Crown Road Reserve off Mount 
Pleasant Lane, Buckaroo 

REPORT BY THE REVENUE OFFICER  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, R0790041 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Revenue Officer on the Naming of an Unnamed Crown 

Road Reserve off Mount Pleasant Lane, Buckaroo; 

2. formally approve the name of Taylors Lane, being an unnamed road reserve off 
Mount Pleasant Lane, Buckaroo; and 

3. publish formal declaration of the approved name in the NSW Government 
Gazette, and notify the naming in accordance with Council’s Road, Bridge and 
Place Naming Policy. 

 

Executive summary 
Formal approval is requested to name an unnamed road reserve off Mount Pleasant Lane in the 
locality of Buckaroo. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Council, being the Roads Authority, is required to name new and unnamed streets and roads. 
Following the sale of several land parcels accessed by the unnamed road, Council wrote to 
neighbours of the road on 19 December 2024 requesting their naming suggestions. Public 
consultation was also invited in an advertisement placed in the 11 January 2025 Mudgee Guardian 
and on Council’s website. 
 
From submissions received, Council provisionally approved the name of Taylors Lane at their 
19 February 2025 meeting. 
 

Taylor relates to James (Jim) Taylor (1926-2008), the previous owner of the land that the 
road being named runs through. The land was owned by the Taylor family for over 120 years 
until recently. Jim was a farmer, apiarist and worked at Mudgee Regional Abattoir for many 
years. Jim and two friends created the Mudgee Field and Game Gun Club for clay target 
shooting on the property in 1981. The property was the site of many State, National and 
Oceania level competition shoots, before the Club relocated to the Windamere Regional 
Shooting complex after Jim’s passing. Jim represented NSW in shooting for approximately 
15 years and represented Australia overseas. Jim was awarded the Australian Sports Medal 
in 2000 for his significant achievements and contributions to his sport, Club and State over 
many years. The Club, now called Mudgee Sporting Clays, currently holds a memorial shoot 
annually, in memory of Jim and the other two founders. 
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The Geographical Names Board has been advised of this street name and has no objection. 
 
The new street name was advertised in the 1 March 2025 issue of the Mudgee Guardian and on 
Council’s website with two further submissions received in support of Taylor. 
 
Notice of the new road name was served on Australia Post, the Registrar General, the Surveyor 
General, the NSW Ambulance Service, NSW Fire & Rescue, NSW Rural Fire Brigades, the NSW 
Police Force, NSW State Emergency Service and NSW Volunteer Rescue Association via the 
Geographical Names Board Place and Road Naming Proposal System with no objections 
received. 
 
Street naming is legislated under the Roads Act (1993). This Act empowers the authority in charge 
of the road with the rights to name it. The naming of this road will allow the completion of accurate 
street addressing for the current and future sale of land parcels accessed from this road. Section 
162 of the Roads Act (1993) states that “a road authority may name and number all public roads 
for which it is the authority. A road authority may not alter the name of a public road unless it has 
given the Geographical Names Board (GNB) at least two months’ notice of the proposed name.” 
 
In accordance with Council’s Road, Bridge & Place Naming Policy, should Council formally 
endorse the naming of this new road, notice of the approved name will be: 
 

1. Published in the Government Gazette, the Mudgee Guardian and on Council’s website. 
2. Concurrently, notice of the new name will be sent to Australia Post, the Registrar 

General, the Surveyor General, the NSW Ambulance Service, NSW Fire & Rescue, 
NSW Rural Fire Brigades, NSW Police Force, NSW State Emergency Service and 
NSW Volunteer Rescue Association, and in the case of a classified road – Transport 
for NSW. 

 

Community Plan implications 
Theme Connecting Our Region 
Goal High quality road network that is safe and efficient 
Strategy Provide traffic management solutions that promote safer local roads and minimise 

traffic congestion 
 
Strategic implications 
Council Strategies 
 
Not applicable. 
 
Council Policies 
 
Road, Bridge and Place Naming Policy. 
 
Legislation 
 
Roads Act 1993. 
Road Regulation 2008. 
Geographical Names Act 1996. 
Geographical Names Board of NSW Address Policy and User Manual October 2024. 
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Financial implications 
Cost and installation of 1 street sign and a No Through Road sign at the intersection of the 
unnamed road with Mount Pleasant Lane, is currently included in existing street signage budgets. 
 
Associated Risks 
Nil 
 
 

SARAH PRINGLE 
REVENUE OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

19 March 2025 
 
Attachments: 1. Submission.   

2. Submission.   
3. Submission.   
4. Submission.   
5. Submission.   
6. Submission.   
7. Submission.   
8. Submission.   
9. Submission.   
10. Submission.   
11. Submission.   
12. Map.    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.3 Naming of a New Street in a Subdivision off Robertson Street, 
Mudgee 

REPORT BY THE REVENUE OFFICER  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, P25743 RO790141 DA0324/2023 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Revenue Officer on the naming of a new street in a 

subdivision off Robertson Street, Mudgee; 

2. formally approve the name of Mason Grove, being the new street in a subdivision 
off Robertson Street, Mudgee; and 

3. publish formal declaration of the approved name in the NSW Government 
Gazette, and notify the naming in accordance with Council’s Road, Bridge and 
Place naming Policy. 

 

 
Executive summary 
Formal approval is requested to name a new street in a subdivision off Robertson Street in the 
locality of Mudgee. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Council, being the Roads Authority, is required to name new and unnamed streets and roads. 
Following the approval of a new subdivision off Robertson Street in the town of Mudgee, Council 
wrote to the property owner and neighbours of the subdivision on 10 December requesting their 
naming suggestions. Public consultation was also invited in an advertisement placed in the 14 
December 2024 Mudgee Guardian and on Council's website. 
  
From submissions received, Council provisionally approved the name of Mason Street at their 
19 February 2025 meeting. 
 

Mason relates to John Mason (1872-1933) who grew up on the family property of Stony 
Creek in the Botobolar area, and married Louisa Walsh in 1897. They purchased a property 
in Buckaroo which they named Eastwood, where they raised a family of four along with 
breeding sheep and growing crops. The property still exists as part of Steins Wines and is 
still called Eastwood. Mr Mason also operated a grocery store in Market Street, in the 
building that is now Husband’s Saddlery, where he assisted the community by filling St 
Vincent de Paul vouchers during the Depression. Mr Mason was also one of the founding 
directors of the Mudgee Friendly Society and other building societies in Mudgee, which 
allowed many Mudgee locals the ability to purchase their own homes during the Depression. 
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The Geographical Names Board has been advised of this street name and had an objection with 
the road type used. The road is a cul-de-sac and not open ended so the road type of ‘Street’ 
cannot be used. The developer was given an option of acceptable street types for a cul-de-sac and 
chose ‘Grove’, which was approved by the Geographical Names Board. 
  
The new street name was advertised in the 8 March 2025 issue of the Mudgee Guardian and on 
Council’s website with no further submissions received. 
  
Notice of the new street name was served on Australia Post, the Registrar General, the Surveyor 
General, the NSW Ambulance Service, NSW Fire & Rescue, NSW Rural Fire Brigades, the NSW 
Police Force, NSW State Emergency Service and NSW Volunteer Rescue Association via the 
Geographical Names Board Place and Road Naming Proposal System with no objections 
received. 
 
Street naming is legislated under the Roads Act (1993). This Act empowers the authority in charge 
of the road with the rights to name it. The naming of this street will allow the completion of street 
addressing within the new subdivision. Section 162 of the Roads Act (1993) states that “a road 
authority may name and number all public roads for which it is the authority. A road authority may 
not alter the name of a public road unless it has given the Geographical Names Board (GNB) at 
least two months’ notice of the proposed name.” 
  
In accordance with Council’s Road, Bridge & Place Naming Policy, should Council formally 
endorse the naming of this new road, notice of the approved name will be: 
  

1. Published in the Government Gazette, the Mudgee Guardian and on Council’s website. 
2. Concurrently, notice of the new name will be sent to Australia Post, the Registrar General, 

the Surveyor General, the NSW Ambulance Service, NSW Fire & Rescue, NSW Rural Fire 
Brigades, NSW Police Force, NSW State Emergency Service and NSW Volunteer Rescue 
Association, and in the case of a classified road – Transport for NSW. 

  
Community Plan implications 
Theme Connecting Our Region 
Goal High quality road network that is safe and efficient 
Strategy Provide traffic management solutions that promote safer local roads and minimise 

traffic congestion 
 
Strategic implications 
Council Strategies 
 
Not applicable. 
 
Council Policies 
 
Road, Bridge and Place Naming Policy. 
 
Legislation 
 
Roads Act 1993. 
Road Regulation 2008. 
Geographical Names Act 1996. 
Geographical Names Board of NSW Address Policy and User Manual October 2024. 
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Financial implications 
The cost and installation of two street signs at the intersection of Robertson Street with the street 
being named will be met by the developer. 
 
Associated Risks 
Nil 
 
 

SARAH PRINGLE 
REVENUE OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

19 March 2025 
 
Attachments: 1. Submission.   

2. Submission.   
3. Submission.   
4. Submission.   
5. Map.    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.4 Naming of Bridges on Hill End Road over Beragoo and Grattai 
Creeks in the locality of Grattai 

REPORT BY THE REVENUE OFFICER  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, ROA100071 R9216001 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Revenue Officer on the Naming of Bridges on Hill End 

Road over Beragoo and Grattai Creeks in the locality of Grattai; 

2. support the name of Geo Cover Bridge for the bridge over Beragoo Creek and 
support the name of Boyd-Hawkins Bridge for the bridge over Grattai Creek;  

3. provide public notification of the proposed names and call for further 
submissions in accordance with the Road, Bridge & Place Naming Policy; and 

4. receive a further report at the end of the exhibition period to formalise the names 
of the bridges. 

 

 
Executive summary 
Council has received a request from the public to name the bridges on Hill End Road over Beragoo 
Creek and Grattai Creek in the locality of Grattai. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Council received a request for the bridges on Hill End Road Road over Beragoo and Grattai 
Creeks to be named. Letters were sent to the immediate neighbours of the bridges, and advertising 
was placed in the 19 February 2025 Mudgee Guardian. Submissions closed on 10 March 2025. 
Two submissions were received with the following names suggested: 
 
Boyd   Hawkins   Boyd-Hawkins   Geo Cover 
 
These names were evaluated via the Geographical Names Board and there was an issue found 
with Boyd sounding similar to Bond Street in the village of Hargraves. Hawkins, Boyd-Hawkins and 
Geo Cover were accepted for use with no objections.   
 
The recommended name of Geo Cover for the bridge over Beragoo Creek relates to William 
George Cover (1915 to 1996) who was a property owner and fine wool grower in the Grattai area, 
owning the property for over 50 years. Geo was an Australian sheep dog trial champion on many 
occasions. He was also known to pull hundreds of vehicles from the creek nearest to his property 
before a bridge was built in the 1980’s. Whilst this bridge is not closest to his property it is located 
close to a cemetery containing Cover family graves just north west of the bridge being named. 
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The recommended name of Boyd-Hawkins for the bridge over Grattai Creek relates to the Boyd 
and Hawkins families. George and Catherine Boyd occupied the land known as ‘Byanbi’ from the 
1870’s. Lawrence and Johanna Hawkins took up land near this area in 1866. The Boyd and 
Hawkins families united with William Hawkins marrying Janet Boyd. Their descendants still reside 
in the area including the Cover, Gay, Rayner, Strike, James, Gilham, Price, Auld, Sibley and 
Lawrence families.  
 
Community Plan implications 
Theme Connecting Our Region 
Goal High quality road network that is safe and efficient 
Strategy Provide traffic management solutions that promote safer local roads and minimise 

traffic congestion 
 
Strategic implications 
Council Strategies 
 
Not Applicable. 
 
Council Policies 
 
Road, Bridge and Place Naming Policy. 
 
Legislation 
 
Roads Act, 1993. 
Road Regulation, 2008. 
Geographical Names Act, 1996. 
Geographical Names Board of NSW Address Policy and User Manual, October 2024. 
 
Financial implications 
Four name signs at an approximated $300 each. These costs are included in the existing signage 
budget. 
 
Associated Risks 
Nil 
 
 

SARAH PRINGLE 
REVENUE OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

31 March 2025 
 
Attachments: 1. Submission.   

2. Submission.   
3. Map.    

 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.5 Policy Reviews - Sustainable Procurement and Contracts 
Policy, Contractor Management Policy & Proposed Policy 
Rescission - Local Preference Policy 

REPORT BY THE MANAGER PROCUREMENT AND FLEET  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, FIN30032, FIN30086 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Procurement and Fleet on the Policy Reviews - 

Sustainable Procurement and Contracts Policy, Contractor Management Policy & 
Proposed Policy Rescission - Local Preference Policy; 

2. place the revised Sustainable Procurement and Contracts Policy and Contractor 
Management Policy on public exhibition for 28 days, noting the proposed 
rescinding of the Local Preference Policy; and  

3. adopt the revised Sustainable Procurement and Contracts Policy, Contractor 
Management Policy and rescind the Local Preference Policy, if no submissions 
are received.   

 

 
Executive summary 
A review of the Sustainable Procurement & Contracts Policy, the Contractor Management Policy 
and the Local Preference Policy has been undertaken because of a commitment for continual 
improvement by the Procurement team for both the organisation and the Community. The purpose 
of the review has been to identify improvements and streamline the (very difficult) navigation of 
Procurement and Contracts as well as Contractor Management.  
 
All three documents have been prepared and presented together to provide a holistic view given 
each documents’ relevance to each other and the amendments presented for your consideration.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
Sustainable Procurement and Contract Management Policy  
 
The amendments to the Sustainable Procurement and Contracts Policy provide greater detail and 
guidance around the quadruple bottom line focus and what Council do to meet these goals and 
objectives in the following areas:   

• Governance;  
• Environmental;   
• Social; and   
• Economic,   

as well as general tidy up of wording.  
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Additionally, details relevant to local preference have been incorporated into the Policy with the 
intention of rescinding the Local Preference Policy. Upon review, it became clear that the 
objectives and application of local preference are better aligned with the Sustainable Procurement 
& Contracts Policy, which effectively promotes the “buy local” approach. 
 
As a result, the Sustainable Procurement & Contracts Policy now mandates that Local Preference 
be a key consideration for Council staff in procurement decisions. It also requires that Local 
Suppliers be included in all formal procurement processes. The definition of a Local Supplier has 
been expanded to include all suppliers with a permanent site—such as a depot or office—within 
the Mid-Western Regional Council LGA, regardless of their size. 
 
Additionally, the application of the Local Preference discount has been reviewed and simplified. 
Previously, varying percentages could be applied at the Council’s discretion; this has now been 
standardized to a fixed 5%, regardless of the procurement process or value. 
 
Please also note that Council maintains a Procurement & Contracts Management Procedure, 
which provides further detail and guidance for staff when conducting procurement activities. 
 
Contractor Management Policy  
 
This policy needed significant review given the changes in Council, Council’s policies and 
procedures and systems implemented over the last few years. 
 
There has been a significant amount of information either removed completely or incorporated in 
other policies or procedures presented to you today.  
 
Amendments to this procedure are as follows:  
 

• General tidy up;  
• Removal of procurement processes; and  
• Review of responsibilities.  

 
Local Preference Policy  
 
As noted above, with the updating of the Sustainable Procurement and Contracts Policy, it has 
been identified that the Local Preference Policy is no longer required. Council will continue to 
maintain its stance with regards to supporting local as a priority, however including the local 
preference details in the Sustainable Procurement and Contracts Policy provides a more holistic 
approach to procurement for staff and enables the local preference requirements to remain at the 
forefront in procurement process and decision making. 
 
If endorsed, the policies will be placed on 28 day exhibition for the community to comment. Should 
there be no significant or material feedback, we request immediate endorsement, however Policies 
will be re-presented should there be further consideration and decision making required. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Pursue efficiencies and ongoing business improvement 
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Strategic implications 
Council Strategies 
Not Applicable  
 
Council Policies 
Code of Conduct 
Risk Management Policy 
Disposal of Assets Policy 
Fraud and Corruption Control Policy 
Purchase Cards Policy 
Work Health and Safety Policy 
Complaints Policy 
 
Legislation 
Local Government Act 1993 (NSW) 
Local Government (General) Regulation 2021 (NSW) 
Modern Slavery Act 2018 (Cth) 
  
Financial implications 
Not Applicable.  
 
Associated Risks 
By endorsing the reviewed Sustainable Procurement & Contracts Policy and Contractor 
Management Policy, Council is reducing procurement, contract, and contractor management risks. 
These updated policies provide clearer, more structured guidance that supports all stages of 
procurement—before, during, and after—by incorporating procurement guidelines, emphasizing 
sustainability and the quadruple bottom line, and establishing a well-defined contract and 
contractor management framework.  
 
 

KRISTIE WARD 
MANAGER PROCUREMENT AND FLEET 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

28 March 2025 
 
Attachments: 1. Policy Review - MWRC Contractor Management Policy - Feb (2). (separately 

attached)   
2. Policy - Review - Local Preference - March 25 (2) (1). (separately attached)   
3. Policy Review - Sustainable Procurement & Contracts Policy - March 25 (2). 

(separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.6 Monthly Statement of Investments as at 31 March 2025 
REPORT BY THE FINANCIAL PLANNING COORDINATOR AND CHIEF FINANCIAL OFFICER  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400105, FIN300053, GOV400113 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Financial Planning Coordinator and Chief Financial 

Officer on the Monthly Statement of Investments as at 31 March 2025; and 
 

2. note the certification of the Responsible Accounting Officer. 
 

 
Executive summary 
The purpose of this report is to certify that Council’s investments have been made in accordance 
with legal and policy requirements, provide information on the detail of investments and raise other 
matters relevant to Council’s investment portfolio as required. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The attachment to this report provides information on the performance of the portfolio and provides 
a register of all investments held as at 31 March 2025. 
 
It is noted that at the time of publishing the 31 March report the TCorp managed fund balances 
were not finalised. These balances may be subject to change. 
 
It is noted that the February 2025 report presented at the 19 March Council meeting was a draft 
report as the TCorp managed fund balance was not finalised at the time of publishing the report. 
The balance has since been finalised. At the time the report was published, draft balances for the 
TCorp managed funds were $ 12,224,101. The finalised balances for the TCorp balances at 28 
February are now $12,224,083. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks associated with all Council activities 
 
Strategic implications 
Council Strategies 
Not Applicable  
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Council Policies 
Council’s Investments Policy requires a written report each month setting out the entire investment 
portfolio. 
 
Legislation 
As per Clause 212 of the Local Government (General) Regulation 2021 the Responsible 
Accounting Officer certifies that:  

a) this report sets out details of all money that the Council has invested under Section 625 
of the Act; and 

b) all investments have been made in accordance with the Act and the regulations. 
 
Financial implications 
Not Applicable  
 
Associated Risks 
Not Applicable 
 
 

AMANDA AVNELL 
FINANCIAL PLANNING COORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

28 March 2025 
 
Attachments: 1. Investment Report - March 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.7 Monthly Budget Review - March 2025 Budget Variations 
REPORT BY THE FINANCIAL PLANNING COORDINATOR  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400098, FIN300315 
    
 

RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Financial Planning Coordinator on the Monthly Budget 

Review - March 2025 Budget Variations; and 

2. amend the 2024/25, 2025/26 year budgets in accordance with the variations as 
listed in the Monthly Budget Review attachment to this report.  
 

 

Executive summary 
This report provides Council with initial budget variations to the 2025/26 Operational Plan. 
Proposed budget variations to the Budget with relevant financial implications are included in the 
attachment. 
 
Disclosure of Interest 
 
Nil 
 
Detailed report 
Over the period of the financial year, Council has an opportunity to review and approve variances 
to the Budget. The attachment to this report provides the detailed information of recommended 
variations. 
 
 

Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks associated with all Council activities 
 

Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Not Applicable 
 
Legislation 
Clause 202 of the Local Government (General) Regulation 2021, states that the responsible 
accounting officer of a Council must: 
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a) establish and maintain a system of budgetary control that will enable the council’s actual 
income and expenditure to be monitored each month and to be compared with the estimate 
of Council’s income and expenditure, and  

b) if any instance arises where the actual income or expenditure of the council is materially 
different from its estimated income or expenditure, report the instance to the next meeting 
of Council. 

 
Financial implications 
The budget variations proposed will impact the below financial ratios.  
 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2025/26   - 

Future Years - - - 
 
Associated Risks 
Not Applicable 
 
 
 

AMANDA AVNELL 
FINANCIAL PLANNING COORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

31 March 2025 
 
 
Attachments: 1. Monthly Budget Review Attachment - March 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 114 
 

 

  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 115 
 

 

  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 116 
 

 

  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 117 
 

 

 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 118 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 119 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 120 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 121 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 122 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 123 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 124 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 125 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 126 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 127 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 128 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 129 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 130 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 131 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 132 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 133 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 134 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 135 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 136 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 137 
 

 
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING – 16 APRIL 2025 
REPORT 9.7 – ATTACHMENT 1 138 
 

 
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 16 APRIL 2025  
REPORT 9.8 

 

139 
 
 
 

 

9.8 General Manager Performance Review Panel  
REPORT BY THE PEOPLE & PERFORMANCE MANAGER  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400113, A0381418 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the People & Performance Manager on the General Manager 

Performance Review Panel ; 

2. appoint the Mayor and Deputy Mayor to the Panel;  

3. appoint Councillor ___________ and Councillor ___________to fill the positions of 
the Council-nominated member of the Panel;  

4. authorise the Performance Review Panel to undertake all functions related to the 
General Manager’s performance management, including reviews and preparation 
of the Performance Agreement;  

5. require the panel to convene within 1 month to complete the General Managers 
6 monthly Performance Appraisal; and 

6. approve the option for the panel to engage an external facilitator or observer, as 
required.  

 

 
Executive summary 
Following the recent local government elections, it is necessary for the new Council to establish a 
Performance Review Panel for the General Manager in accordance with the Guidelines for the 
Appointment and Oversight of General Managers (2022) issued under Section 23A of the Local 
Government Act 1993 (NSW). 
 
This report recommends that Council formally resolve to establish a Performance Review Panel, 
comprised of the Mayor, Deputy Mayor, and two Councillors nominated by Council. The Panel will 
be responsible for overseeing and conducting performance reviews of the General Manager and 
developing the associated performance agreement, as required under the Standard Contract of 
Employment. 
 
This action ensures compliance with legislative requirements, supports good governance, and 
facilitates clear oversight of executive performance. 
 
Disclosure of Interest 
Nil  
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Detailed report 
Background 
In accordance with the Local Government Act 1993 and the Standard Contract of Employment for 
General Managers, Council must undertake an annual review of the General Manager’s 
performance. The Guidelines for the Appointment and Oversight of General Managers (2022) state 
that a Performance Review Panel must be established to lead this process. 
 
With a new Council now in place, it is appropriate and necessary to establish a new Performance 
Review Panel to oversee the General Manager’s performance in line with best practice governance 
and legislative compliance. 
 
Panel Composition 
The Guidelines recommend that the Performance Review Panel should consist of: 
 

• The Mayor (as Panel Chair) 
• The Deputy Mayor 
• One Councillor nominated by the Council 
• One Councillor nominated by the General Manager 

 
The General Manager has requested that the Council nominate a Councillor on his behalf. He does 
not wish to exercise the right to select a Councillor. 
 
Council may also choose to include an independent observer on the panel and may engage an 
external facilitator (e.g. human resources specialist) to support the performance review process. 
 
Role and Responsibilities of the Panel 
The Panel will be delegated the responsibility to: 

• Conduct annual and any interim performance reviews of the General Manager 
• Prepare reports with findings and recommendations for Council 
• Develop and finalise the annual Performance Agreement 
• Ensure that performance management is conducted in accordance with the Standard 

Contract and the principles of natural justice and confidentiality 
 
The Panel may invite feedback from other Councillors during the performance review process, and 
all Councillors must be notified of key dates in the review cycle. 
 
Community Plan implications 
Theme Good Government 
Goal Strong civic leadership 
Strategy Provide clear strategic direction through the Community Plan, Delivery Program and 

Operational Plans 
 
Strategic implications 
Council Strategies 
Not Applicable 
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Council Policies 
Not Applicable 
 
Legislation 
Local Government Act 1993 (NSW) 
Standard Contract of Employment for General Managers 
Guidelines for the Appointment and Oversight of General Managers (2022) 
 
These instruments mandate the establishment of a performance review framework and provide the 
governance structures necessary to manage the General Manager’s performance professionally and 
transparently. 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Councils are required to monitor the General Manager’s performance through a formalised review 
process. Not establishing a panel risks breaching the General Manager’s Standard Contract of 
Employment and the legislative responsibilities of the governing body. 
 
Due to the election, and the requirement of reinstating the performance panel, the 6 monthly 
performance appraisal is now overdue so it is recommended to initiate the performance appraisal 
within the next month, or alternately Council may choose to recommend a 12 month appraisal be 
performed instead of the 6 monthly review this year. 
 
 

SHARNA ROSS 
PEOPLE & PERFORMANCE MANAGER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

2 April 2025 
 
Attachments: 1. Guidelines for the appointment and oversight of general managers.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 10: Operations 
 
 
Nil  
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Item 11: Community 
 
 

11.1 MRT Quarterly Report - October to December 2024 
REPORT BY THE ACTING DIRECTOR COMMUNITY  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400105, F0770077 

    
RECOMMENDATION 
 
That Council receive the report by the Acting Director Community on the MRT Quarterly 
Report - October to December 2024. 

 

 
Executive summary 
As per the funding and performance agreement entered into in July 2022 between Mudgee 
Regional Tourism (MRT) and Council, MRT is required to report quarterly to Council on their 
performance. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The MRT report for the second quarter of the 24/25 Financial Year has been delivered to Council 
in accordance with the funding and performance agreement. The report is attached for Council’s 
consideration. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Pursue efficiencies and ongoing business improvement 
 
Strategic implications 
Council Strategies 
A key strategy in the Mid-Western Region Community Plan is to promote the Region as a great 
place to live, work, invest and visit. This strategy recognises the important role that tourism plays in 
building a strong local economy. 
 
Council has a contract with MRT for the supply of tourism services within the Mid-Western Local 
Government Area. The term of this contract is for three years ending on 30 June 2025. Under this 
contract, MRT must provide quarterly reports to Council. 
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Council Policies 
Not Applicable 
 
Legislation 
Not Applicable  
 
Financial implications 
This report is for information purposes only, as per Council’s contractual arrangement with MRT. 
There are no additional financial implications. 
 
Associated Risks 
This report is for information purposes only, as per Council’s contractual arrangement with MRT. 
 
 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

 

  

13 March 2025 
 
Attachments: 1. MRT Quarterly MWRC Operational Report_Q2_FY25. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 12: Reports from Committees 
 
 

12.1 Local Traffic Committee Meeting Minutes - March 2025 
REPORT BY THE ADMINISTRATION ASSISTANT - INFRASTRUCTURE PLANNING  
TO 16 APRIL 2025 ORDINARY MEETING 
GOV400105, A0100009, GOV400113 

    
RECOMMENDATION 
 
That Council receive the report by the Administration Assistant - Infrastructure Planning on 
the Local Traffic Committee Meeting Minutes - March 2025. 
 

 
Executive summary 
The purpose of this report is to advise Council and seek support of the considerations and 
recommendations of the Local Traffic Committee (LTC). 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The Local Traffic Committee meeting was held on Friday, 28th March 2025.  
One event report was considered: 

• 2025 Mudgee Small Farm Field Days 
 
One traffic reports were considered.  

• Works request for reinstatement of disable parking bay at Mudgee Preschool Lovejoy 
Street 

 
General Business items included: 

• Works request – No parking at intersection of Oporto Road & Havilah Terrace 
• Works request – No parking signs at entrance of Kurtz Court 
• Works request – For Rylstone to have a HPAA instated 
• Works request – Speed limit signs and safety signage near Gulgong Pre-School 
• South Mudgee surgery parking 
• Speeding on Fairydale Lane 
• Works request – Bus shelter at Bus stop Hill End Road Caerleon 

 
 
Full discussion notes are included in the attached report.  
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Community Plan implications 
Theme Connecting Our Region 
Goal High quality road network that is safe and efficient 
Strategy Provide traffic management solutions that promote safer local roads and minimise 

traffic congestion 
 
Strategic implications 
Council Strategies 
Not Applicable  
 
Council Policies 
Not Applicable  
 
Legislation 
Not Applicable  
 
Financial implications 
Not Applicable  
 
Associated Risks 
Not Applicable  
 
 
 

JACQUALYN PERRING 
ADMINISTRATION ASSISTANT - 
INFRASTRUCTURE PLANNING 
 

JULIAN GEDDES 
DIRECTOR OPERATIONS 
 

  

2 April 2025 
 
Attachments: 1. MINUTES - Local Traffic Committee - 28.3.2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 13: Urgent Business Without Notice 
 
 

URGENT BUSINESS WITHOUT NOTICE 
As provided by Clauses 19 & 20 of Council’s Code of Meeting Practice (Clause 14 LGMR). 

GIVING NOTICE OF BUSINESS 
19. (1) The Council must not transact business at a meeting of the Council: 

(a) unless a Councillor has given notice of the business in writing at least two (2) days prior to the day 
on which the agenda and business paper is prepared and delivered to Councillors; and 

(b) unless notice of the business has been sent to the Councillors in accordance with Clause 6 of this 
Code. (see Section 367 LGA & Clause 14(1) LGMR) 

 (2) Subclause (1) does not apply to the consideration of business at a meeting if the business: 

(a) is already before, or directly relates to a matter that is already before the Council (see Clause 
14(2)(a) LGMR); or 

(b) is the election of a chairperson to preside at the meeting as provided by Clause 12(1) (see Clause 
14(2)(b) LGMR); or 

(c) is a matter or topic put to the meeting by the chairperson in accordance with Clause 21 (see 
Clause 14(2)(c) LGMR); or 

(d) is a motion for the adoption of recommendations of a committee of the Council; (see Clause 
14(2)(d) LGMR); or 

(e) relates to reports from officers, which in the opinion of the Chairperson or the General Manager 
are urgent; 

(f) relates to reports from officers placed on the business paper pursuant to a decision of a committee 
that additional information be provided to the Council in relation to a matter before the Committee; 
and 

(g) relates to urgent administrative or procedural matters that are raised by the Mayor or General 
Manager. 

BUSINESS WITHOUT NOTICE 
20. (1) Despite Clause 19 of this Code, business may be transacted at a meeting of the Council 

  even though due notice of the business has not been given to the Councillors.  However, 
 this can happen only if: 

(a) a motion is passed to have the business transacted at the meeting; and 

(b) the business proposed to be brought forward is ruled by the Chairperson to be of great urgency. 
Such a motion can be moved without notice. (see Clause 14(3) LGMR) 

 (2) Despite Clause 30 of this Code, only the mover of a motion referred to in subclause (1) can speak 
to the motion before it is put. (see Clause 14(4) LGMR) 
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Item 14: Confidential Session 
 
 
Nil
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Item 15: Urgent Confidential Business Without Notice 
 
 

Item 16: Open Council 
 
 

Item 17: Closure 
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