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14 May 2025 
 
 
Dear Councillor, 
 
 

MEETING NOTICE 

Ordinary Meeting 
21 MAY 2025 

Public Forum at 17:30pm 
Council Meeting commencing at conclusion of Public Forum 

 
 
Notice is hereby given that the above meeting of Mid-Western Regional Council will be held in the 
Council Chambers, 86 Market Street, Mudgee at the time and date indicated above to deal with the 
business as listed on the Meeting Agenda. 
 
The meeting will be live streamed on Council’s website.  
 
Members of the public may address Council at the Public forum, which is held at 5.30pm 
immediately preceding the Council meeting. Speakers who wish to address Council are invited to 
register by 4.00pm on the day prior to the Council Meeting by contacting the Executive Assistant to 
the Mayor and General Manager. 
 
Yours faithfully 
 

  
BRAD CAM 
GENERAL MANAGER 
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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 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 16 April 2025 

Council Decision: 
That the Minutes of the Ordinary Meeting held on 16 April 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 
 
 
Nil  
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Item 6: Notices of Motion or Rescission 
 
 

6.1 Mid-Western Region Housing Strategy - submission inclusion 
NOTICE OF MOTION LISTED BY CR ROD PRYOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, LAN900177 

   
 
MOTION 
 
That the Thornbury submission located at 2589 Castlereagh Highway Gulgong be included 
in the Mid-Western Region Housing Strategy. 
 
Background 
This project will have little risk or cost to Council and will provide rural lifestyle blocks that are in 
demand . These type of blocks are currently in low supply. A development like this has the 
potential to reduce some pressure on housing demand in both  Mudgee and Gulgong. 
 
Officer’s comments 
The draft Mid-Western Region Housing Strategy (Housing Strategy) provides a framework to 
ensure that Council has identified a supply of suitable and sustainable housing that responds to the 
diverse needs of the Mid-Western community now and into the future. The Strategy sets out 
current and projected housing needs based on a range of factors including demographic trends, 
housing supply and demand, and local land use opportunities and constraints.  
  
As discussed within Section 9 Housing Demand of the draft Housing Strategy, the Housing 
Strategy must mitigate future risks to housing supply arising from, for example, landowner choice. 
In response, a 20% contingency has been added to demand estimates to account for such forces 
to balance the need to prepare for uncertainties in dwelling demand and accounting for market 
factors whilst avoiding over-provision.   
 
The site the subject of this motion engaged with Council during the public exhibition process and 
made a submission, provided as Attachment 1, to Report 8.6 (of this Business Paper), requesting 
the inclusion of the site as a growth area to provide 200+ 1.0 to 1.2 hectare lots. 
  
It was and is still recommended not to include this site within the Housing Strategy given sufficient 
land has been identified in proximity to Gulgong. One of the nominated growth areas to deliver 2 
ha lots measures 159.8 hectares of which 119 hectares are unconstrained and undeveloped, this 
represents a minimum of 40 lots, noting there are other growth areas identified for 2-hectare 
supply. Sites currently identified for the future 2-hectare supply, as part of the preparation of the 
Housing Strategy were again the subject of a constraints and opportunity analysis to confirm 
suitability for development and lot yield.     
  
However, if the site was to be explored for inclusion, the site constraints detailed in Report 8.2 (of 
the 16 April Business Paper) and again in Report 8.6 (of this Business Paper), are summarised 
and reproduced below: 
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• The subject site was excluded from the Council’s Comprehensive Land Use Strategy 

opportunity mapping after a rigorous constraints and opportunities analysis, therefore it is 
not considered ‘unconstrained’ or strategically aligned for inclusion.  

 
• The proposal would provide a significant oversupply of a singular lot typology of 1ha lots 

(i.e. there is no diversity in the lots proposed).  
 

• Inclusion of the site would mean Council relies on a single landowner to deliver the entire 
current and future demand for 2ha lots, this approach has the potential to impact housing 
affordability. Further, relying on a sole developer to deliver majority of the supply could 
mean that if there are financial and/or other delays, the supply for this typology of land 
would be entirely compromised. Additionally, a single developer could have the potential to 
create a bottleneck in supply, making it harder to respond to fluctuating demand. If land 
supply is spread out over numerous landowners, the market is more resilient to economic 
shocks and developer-specific risks.  

 
• Majority of the site includes Class 4 agricultural land (this class represents only 13% of LGA 

land), suitable for agriculture operations. The Urban Release Strategy 2023 Update, 
recommends avoiding development on Classes 2 - 4 agriculture land for future residential 
supply.  

 
• Identifying additional sites when there are already 2ha sites identified could discourage 

investment in existing identified areas and weaken the argument that a site is required to 
have strategic consistency.  

 
• Including this site would result in a 45% contingency, well above what is considered the 

industry maximum of 20% and risking oversupply.  
 

• Rezoning a significant supply of land (253 hectares) will limit and possibly eliminate 
Council’s ability to rezone further sites for 2-hectare development, including already 
identified land in the future. The Department of Planning Housing and Infrastructure (DPHI) 
currently supports Council in rezoning land to meet demand, plus the 20% contingency. 
The DPHI will not support the rezoning of land in addition to what is needed. 

 
If the site were to be included in the Hosing Strategy, the document  would need to be updated, 
endorsed by Council for public exhibition, placed on public exhibition, agency engagement 
undertaken, submission consideration and reported back to Council for adoption. Following 
adoption, endorsement from the DPHI would be sought. A methodology for the inclusion of 
additional sites would need to be demonstrated by Council to the DPHI to support endorsement of 
additional sites. This process would take approximately 6-9 months.    
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Item 7: Office of the General Manager 
 
 

7.1 Tourism Services and Regional Marketing 
REPORT BY THE DIRECTOR CORPORATE SERVICES AND GENERAL MANAGER  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, A000000 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Director Corporate Services and General Manager on 

Tourism Services and Regional Marketing; 

2. support in principle the changes to the Council organisational structure 
presented in this report by the General Manager; 

3. authorise the General Manager to continue and finalise the consultation process 
with staff and unions over the changes, including trialling the proposed structure 
for a period up to 12 months; 

4. require a management submission to the draft Community Strategic Plan – 
Towards 2040 to include an additional strategy under the theme Building a 
Strong Local Economy as follows: 
4.1 Build and grow the visitor economy; 

5. require a management submission to the draft Delivery Program 2025/29 and 
Operational Plan 2025/26 to include relevant servicing actions and budgets for 
Destination Marketing and Visitor Servicing; 

6. accept the assets and liabilities on wind-up of MRT Incorporated; and 

7. amend the 2025/26, 2026/27, 2027/28 budgets as listed in the Financial 
Implications section of this report. 

 

 
Executive summary 
This report seeks Council’s endorsement to bring the Destination Marketing and Visitor Servicing 
functions, formerly delivered by Mudgee Region Tourism Inc. (MRT), into the internal structure of 
Mid-Western Regional Council (Council), under the newly established Department of Destination 
Experience. This transition follows MRT’s voluntary wind-up and is a key strategic move to 
consolidate the region’s visitor economy functions under Council control. 
 
The transition will result in updates to Council’s Community Strategic Plan, Delivery Program and 
Operational Plan and organisational structure to reflect the establishment of the Department of 
Destination Experience and integration of destination-focused services. 
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This report seeks endorsement for the internal service model, organisational structure, budget 
allocations, operational planning, and risk management strategies outlined herein. 
 
Disclosure of Interest 
Nil 
Detailed report 
Background 
Following a voluntary cancellation by MRT, Council has conducted a comprehensive review and 
developed a transition plan to internalise the delivery of: 

• Destination Marketing, and 
• Visitor Servicing 

These functions will now sit under the Department of Destination Experience, providing strategic 
alignment, increased accountability, and closer integration with economic development and 
infrastructure planning. 
 
Updated Structure 
The proposal to operate Tourism Services and Regional Marketing internally under the department 
of Destination Experience includes a proposed change to the organisational structure to include 
the below new positions: 
 

 
This model ensures compliance with accreditation and continuity of service, while allowing gradual 
growth in line with Council’s broader vision. 
 
In line with Clause 39 of the Local Government (State) Award 2023, Council is currently in the pre-
consultation phase for the proposed changes arising from the internalisation of Destination 
Marketing and Visitor Servicing functions. These changes involve the establishment of new 
positions within the Department of Destination Experience, adjustments to reporting lines, and 
reallocation of service responsibilities previously managed externally. Affected employees have 
been briefed on the draft structure and transition intent, with formal consultation to follow. This will 
include the provision of written information detailing the nature, purpose, and potential impact of 
the changes, and an opportunity for staff and their representatives to provide feedback. All input 

General Manager

Chief Marketing 
Officer (CMO)

Destination 
Marketing Partner

Destination 
Engagement 

Partner

Destination 
Services 

Coordinator

Destination 
Services Officer(s) 

(2 x part-time)
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will be considered prior to implementation to ensure the process meets Award obligations and 
supports a smooth, fair transition. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Pursue excellence in service delivery 
 
Strategic implications 
Council Strategies 
 
The transition and establishment of the Department of Destination Experience require updates to 
the following Council documents: 

• Community Strategic Plan: New strategic objective under Theme 3 – Building a Strong 
Local Economy to explicitly include visitor economy and destination stewardship: 

o 3.5 Build and grow the visitor economy 
• Delivery Program: Inclusion of outcomes, outputs and responsibilities related to 

Destination Marketing and Visitor Servicing. 
• Operational Plan: Adjustments to operational budgets, and KPIs associated with visitor 

economy performance. 
• Workforce Management Strategy: Inclusion of the new department and roles within the 

staffing profile. 
 
These updates will be formally presented in the May extraordinary council meeting and the June 
OCM. 
 
Council Policies 
Procurement and financial procedures throughout the transition will be conducted in accordance 
with Council’s adopted policies including the Sustainable Procurement and Contracts Policy, 
Contractor Management Policy. 
 
Legislation 
Operations will comply with the Local Government Act 1993 (NSW) and the Local Government 
(General) Regulation 2021, including those around appointment of staff and organisational 
structure. 
 
The Visitor Information Centre will continue to meet national accreditation standards, maintaining 
the required operating hours and service coverage.  
 
Financial implications 
Destination Marketing: Funded through Council’s operating budget and industry co-investment. 
The activity budget includes contractual content creation, media partnerships, and platform 
maintenance. 
 
Visitor Servicing: Includes staff costs, Point of Sale transition, product stock purchase on transfer 
day, and system integration. 
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The current tourism service and regional marketing contract budgets are: 
 
2026 Budget 2027 Budget 2028 Budget 2029 Budget 
872,719 898,900 921,373 944,407 
 
The below operating budget allocation is recommended: 
 
Revenue 2025/2026 2026/2027 2027/2028 2028/2029 
MRTI Retained Earnings $100,000 

   

Industry Investment - Packages $325,000 $350,000 $400,000 $450,000 
Visitor Servicing Revenue $380,000 $393,000 $407,000 $421,000  

$805,000 $743,000 $807,000 $871,000 
Less: 

    

COGS $190,000 $197,220 $204,714 $212,493 
Employee costs $716,152 $743,366 $771,614 $800,935 
Contractors $597,810 $620,527 $644,107 $668,583 
Administrative costs $50,800 $52,730 $54,734 $56,814  

$1,554,762 $1,613,843 $1,675,169 $1,738,825      

Surplus/(deficit) ($749,762) ($870,843) ($868,169) ($867,825)      

Current budget allocation $872,719 $898,901 $921,373 $944,407      

Transfer to commercial reserves $122,957 $28,058 $53,204 $76,582 
 
 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2025/26   - 

Future Years   - 
 
Associated Risks 
 
Risk Mitigation Strategy 
Transition disruptions Timeline established; 1-day trading pause for stocktake; early system 

and HR setups 
Loss of brand or partner 
confidence 

Retaining key contractors and delivery plans for FY26, registration of 
trademarks and copyright as appropriate 

Operational staffing gaps Casual pool and Arts Precinct support included in rostering strategy 
Financial 
mismanagement 

Clear banking and stock purchase processes; integration with finance 
systems 

Community or 
stakeholder 
disengagement 

Ongoing industry liaison via Destination Engagement Manager 

Employment legislative Legal advice around appointment of staff in the new department 
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obligations not met obtained 
MRT chooses to continue 
trading 

This risk is low as it is unlikely to occur and will have a low impact. 
Transfer of MRT assets on windup are not expected to be material. 

Destination Marketing 
model fails to meet 
projected budget 

Should industry investment be low, low levels of destination marketing 
would occur. A proposed transfer of the balance of unspent funds from 
prior MRT contract delivery would allow for a risk mitigation strategy to 
fund overspend, if required, especially in the first years after transition. 

Failure of Visitor 
Servicing to be cost 
neutral 

The 12-month trial period is designed to ensure the organisation 
structure is suitable and that Visitor Servicing can deliver a cost neutral 
model. Should this not occur, a change will be recommended to the 
model. 

 
 
 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

 

  

8 May 2025 
 
Attachments: Nil 
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 8: Development 
 
 

8.1 DA0158/2025 Development Application - Self Storage Units - 
3 Knott Place, Caerleon NSW 2850 - Lot 10 DP 1277513 

REPORT BY THE PLANNING COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, DA0158/2025 

    
RECOMMENDATION 
 
That Council: 
 
A. receive the report by the Planning Coordinator on the DA0158/2025 Development 

Application - Self Storage Units - 3 Knott Place, Caerleon NSW 2850 - Lot 10 DP 
1277513; 

B. approve DA0158/2025 Development Application - Self Storage Units - 3 Knott 
Place, Caerleon NSW 2850 - Lot 10 DP 1277513 subject to the following 
conditions: 

GENERAL CONDITIONS 
 Condition 

1.  Approved Plans and Supporting Documentation 
 
Development must be carried out in accordance with the following approved 
plans and documents, except where the conditions of this consent expressly 
require otherwise. 
 

Title / Name: Drawing 
No / 
Document 
Ref 

Rev Date:  Prepared by: 

Area Plan A001 C 04-03-25 Structor Projects 

Site Plan A002 C 27-02-25 Structor Projects 

Floor Plan Stage 
1&2 

A100 C 27-02-25 Structor Projects 

Plan & Elevations 
Stage 3 

A101 C 27-02-25 Structor Projects 

Elevations A200 C 27-02-25 Structor Projects 
Signage A201 - - Structor Projects 
Cover Sheet & 
Drawing Schedule 

45687- C00 B 27-01-25 Barnson 

Proposed Site Plan 45687-C02 C 07-03-25 Barnson 
Proposed Bulk 
Earthworks Plan 

45687-C03 C 30-03-25 Barnson 

Proposed Bulk 
Earthworks 

45687-C04 C 27-01-25 Barnson 
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Specifications 
Proposed 
Pavement Plan 

45687-C05 B 30-03-25 Barnson 

Proposed 
Pavement 
Specification 

45687-C06 B 27-01-
2025 

Barnson 

Proposed 
Stormwater 
Management Plan 

45687-C07 C 30-03-25 Barnson 

Proposed 
Stormwater 
Specifications 

45687-C08 A 27-01-25 Barnson 

Plan showing 
Powerline Heights 

45687-C09 C 30-03-25 Barnson 

Proposed 
Retaining Wall 

45687-C10 C 30-03-25 Barnson 

Proposed 
Retaining Wall 
Specifications 

45687-C11 B 27-01-25 Barnson 

Proposed Water & 
Sewer Plan 

45687-C12 C 30-03-25 Barnson 

Preliminary Fire 
Services Plan 

45687-C13 D 30-03-25 Barnson 

             
In the event of any inconsistency with the approved plans and a condition of 
this consent, the condition prevails. 

Condition Reason: To ensure all parties are aware of the approved plans and 
supporting documentation that applies to the development. 

2.  Annual Fire Safety Statement 
For every 12 month period after the issue of the Final Fire Safety Certificate 
the owner/agent of the building must provide the Council and the 
Commissioner of Fire and Rescue NSW with a copy of an Annual Fire Safety 
Statement certifying that each specified fire safety measure is capable of 
performing to its specification.   

Condition Reason: To comply with legislative requirements and to safeguard 
people from illness or injury due to a fire in a building.  

3.  Copies of final Fire Safety Certificate 
Where any essential services are installed in the building a copy of the final 
Fire Safety Certificate (together with a copy of the current fire safety 
schedule) is to be given to the Commissioner of Fire and Rescue NSW and 
Council. A further copy of the Certificate (together with a copy of the current 
fire safety schedule) is to be prominently displayed in the building. 
Condition Reason: To comply with legislative requirements and to safeguard 
people from illness or injury due to a fire in a building. 

4.  Compliance with the Building Code of Australia 
All building work must be carried out in accordance with the Building Code 
of Australia. 
Condition Reason: Prescribed condition pursuant to section 4.17(11) of the 
Environmental Planning and Assessment Act 1979. 

5.  Occupation Certificate 
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Prior to the occupation of a new building, or occupation or use of an altered 
portion of, or an extension to an existing building, an Occupation Certificate 
is to be obtained from the Principal Certifier appointed for the erection of the 
building 
Condition Reason: To comply with the Environmental Planning and 
Assessment Act  

6.  Commencement of works 
This consent does not permit commencement of any site works. Works are 
not to commence until such time as a Construction Certificate has been 
obtained and the appointment of a Principal Certifier. 
Condition Reason: To ensure any works are carried out lawfully. 

7.  
 

Erection of signs 
1. This section applies to a development consent for development involving 
building work, subdivision work or demolition work. 
2. It is a condition of the development consent that a sign must be erected in 
a prominent position on a site on which building work, subdivision work or 
demolition work is being carried out— 
a. showing the name, address and telephone number of the principal certifier 
for the work, and 
b. showing the name of the principal contractor, if any, for the building work 
and a telephone number on which the principal contractor may be contacted 
outside working hours, and 
c. stating that unauthorised entry to the work site is prohibited. 
3. The sign must be— 
a. maintained while the building work, subdivision work or demolition work is 
being carried out, and 
b. removed when the work has been completed. 
4. This section does not apply in relation to— 
a. building work, subdivision work or demolition work carried out inside an 
existing building, if the work does not affect the external walls of the 
building, or 
b. Crown building work certified to comply with the Building Code of 
Australia under the Act, Part 6. 
Condition Reason: Prescribed condition under section 70 of the 
Environmental Planning and Assessment Regulation 2021. 

8.  No Ponding of Stormwater 
All earthworks, filling, building, driveways or other works are to be designed 
and constructed (including stormwater drainage if necessary) to ensure that 
at no time any ponding of stormwater occurs on the subject site or adjoining 
land as a result of this development. Design must also ensure that no 
diversion of runoff onto other adjacent properties occurs. 
Condition Reason: To ensure surface water does not become a nuisance.   

9.  Stormwater – Compliance with Appendices B and D of DCP. 
Stormwater drainage is to comply with the Mid-Western Regional Council 
Development Control Plan 2013 and the standards referenced in Appendix B 
and D. 
Condition Reason: To ensure all lots are drained in accordance with 
Council's requirements. 

10.  Alterations to Public Utility Services 
Any necessary alterations to, or relocations of, public utility services to be 
carried out at no cost to Council and in accordance with the requirements of 
the relevant authority including the provision of easements over existing and 
proposed public infrastructure. 
Condition Reason: To ensure any utility relocation woks are carried out 
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without cost to Council and the requirements of the relevant authority. 
11.  Clear of easements, water and sewer mains 

Notwithstanding the approved plans, the structure is to be located clear of 
any easements and/or 1.5 metres from any water and sewer mains in 
accordance with Council Policy. 
  
There are to be no works involving cut or fill within the registered easement 
or within 1.5m of the water or sewer line 
Condition Reason: To preserve the stability and structural adequacy of 
Councils water and sewer mains, whilst ensuring access is readily available 
for maintenance and/or construction purposes.  

12.  Car parking – compliance with Australian Standards 
The aisle widths, internal circulation, ramp widths and grades of the car park 
are to generally conform to the Roads and Maritime Services (RMS) 
guidelines and Australian Standard AS 2890.1: 2004 – Parking facilities – Part 
1: Off-street car parking.  Details of compliance are to be shown on the 
relevant plans and specifications. 
Condition Reason: To ensure car parking is provided in accordance with 
RMS and Australian Standards. 

13.  Compaction of Fill 
Fill placed in residential or commercial lots shall be compacted in 
accordance with AS3798-2007 Guidelines on Earthworks for Commercial and 
Residential Developments.  
Condition Reason: To ensure any fill is compacted to an appropriate 
standard, suitable for future development.  

14.  Separate DA for additional signage 
Any further signage proposed on the site is subject to a separate 
Development Application, if the additional signage is not exempt 
development 
Condition Reason: To require approval of any additional signage. 

15.  Outdoor lighting – obtrusive effects 
All exterior lighting associated with the development shall be designed and 
installed so that no obtrusive light will be cast onto any adjoining property or 
roadways, in accordance with Australian Standard 4282 “Control of the 
Obtrusive Effects of Outdoor Lighting”. 
Condition Reason: To protect the amenity of the surrounding area. 

16.  Setback from Electricity Infrastructure 
The development must be set back a distance of 15m from the centre 
conductor (66kv) from the nearest part of the development to Essential 
Energy’s infrastructure.   
Condition Reason: To ensure safe setbacks from electricity infrastructure. 

17.  Signage Maintenance 
The approved signage and related components are to be maintained in a 
clean, tidy and structurally sound manner, at all times.  
Condition Reason: To ensure signage is maintained and kept in good 
working order. 

18.  Signage Amenity Impacts 
The signage is to be securely affixed and is not to flash, move or be 
objectionably glaring. 
Condition Reason: To protect the amenity of neighbouring properties. 

19.  No illumination 
The sign must not be illuminated, at any time.  
Condition Reason: To protect the amenity of neighbouring properties 

20.  Non-reflective finishes 
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Metal roof/wall cladding shall be provided in a non-reflective/non-glary 
colour scheme such as “Colourbond” steel sheeting. 
Condition Reason: To minimise potential reflection, and to protect the 
amenity of surrounding properties. 

21.  Work within easements 
Any work undertaken within a registered easement is to be in accordance 
with the relevant authority’s requirements. 
Condition Reason: To ensure assets are not impacted 

22.  Car Parking – Number of Spaces  
A total of 16 car parking spaces are to be provided within the site of the 
development and comply with AS 2890.1: 2004 – Parking facilities – Part 1: 
Off-street car parking and the following requirements: 
a) Each parking space is to have minimum dimensions of 5.5m x 2.4m; 

b) Each disabled car parking space is to be in accordance with the 
provisions of AS 2890.6: 2009 – Parking facilities – Part 6: Off-street 
parking for people with disabilities; 

b) All car parking spaces are to be line-marked and provided with a hard 
standing, concrete or bitumen surface and must be maintained in a 
satisfactory condition at all times; and 

c) Off street parking is to be encouraged by the placement of prominent 
signs indicating the availability of parking. 

Condition Reason: To ensure car parking is provide in accordance with 
Council and Australian Standards. 

 
BUILDING WORK 
BEFORE ISSUE OF A CONSTRUCTION CERTIFICATE 
 

 Condition 
23.  Access to Premises Standard 

Prior to issue of a Construction Certificate, details demonstrating 
compliance with the Disability (Access to Premises – Buildings) Standards 
2010 shall be submitted to and approved by the Certifier (i.e. Council or a 
private Certifier).  
Condition Reason: To assist the Certifier in determining the buildings level of 
compliance with respect to accessibility 

24.  Fire Safety Measures 
A schedule of proposed fire safety measures are to be submitted to the 
Certifier (i.e. Council or a private Certifier) with the application for the 
Construction Certificate. 
Condition Reason: To assist the Certifier in determining the buildings level of 
compliance with respect to fire safety  

25.  Section 68 approvals - water supply, stormwater and sewerage 
Application shall be made to Council under Part B, Section 68 of the Local 
Government Act 1993 to carry out Water Supply, Stormwater and Sewerage 
Works. 
 
The application shall contain details demonstrating compliance with the 
Plumbing and Drainage Act 2011 and/or the Plumbing Code of Australia. 
  
The Section 68 application shall be considered and approved by Council 
prior to the release of any Construction Certificate for the development. 
 
Condition Reason: To ensure the property is adequately serviced and 
necessary approvals are obtained prior to works commencing onsite.  
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26.  Detailed Engineering Design  
A detailed engineering design is to be submitted to and approved by the 
Council’s Development Engineering department prior to the issue of a 
Construction Certificate for the following works:  
                                                                                                                                                                                                                               

a) Stormwater drainage, stormwater detention/water quality basin. 
 
The engineering design is to comply with the Council’s Development Control 
Plan. 
 
Note: No works can commence prior to the issue of the Construction 
Certificate. 
 
Condition Reason: To ensure engineering works are designed in accordance 
with the relevant Australian Standard and Council's DCP. 

27.  Drainage Report and Design 
A Drainage Report prepared in accordance with the Institution of Engineers 
publication Australian Rainfall and Run-off shall be submitted to and 
approved by Council’s Development Engineering department prior to the 
release of the Construction Certificate. The drainage report and design must 
comply with the following requirements: 
 
a) Drainage design for the proposed detention basin must be accompanied 

by fully detailed runoff calculations and a structural design for the 
proposed wall certified by a suitably qualified professional Engineer. 

 
b) Drainage design must also incorporate suitable and appropriate water 

quality controls to prevent pollution or contamination of downstream 
environments. 

 
c) Drainage report and design must demonstrate that stormwater runoff 

from the site is not increased beyond the existing undeveloped state up 
to and including a 1.5/5/20/100 year event.  

 
d) Drainage design must ensure that no stormwater runoff is permitted to 

discharge aver adjoining properties. Discharge of runoff onto adjoining 
properties and any works associated with the control of stormwater 
discharge over and adjoining property must not occur without the 
consent of the owner of any affected property.  

Condition Reason: To ensure works are designed in accordance with the 
relevant Australian Standard, Australian Rainfall and Runoff and Council's 
DCP. 

28.  Section 138 approval - works within road reserve  
Application shall be made to the Council under Section 138 of the Roads Act 
1993 for the upgrade of industrial driveway crossover works within the road 
reserve. The application shall contain details demonstrating compliance 
with: 
a) Council’s Access to Properties Policy; and 
b) Australian Standard AS/NZS 2890.1:2004 Parking Facilities – Off-street 

parking facilities. 
 
The Section 138 application shall be considered and approved by the Council 
prior to the release of the Construction Certificate for the development. 
Condition Reason: To ensure appropriate approvals are obtained, prior to 
works commencing.  
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29.  Utilities And Services 
Before the issue of a Construction Certificate, written evidence of the 
following service provider requirements must be provided to Mid-Western 
Regional Council: 
a) letter from the electricity supply authority demonstrating that satisfactory 

arrangements can be made for the installation and supply of electricity; 
b) a response from Mid-Western Regional Council as to whether the 

development would affect any Council’s infrastructure, and whether 
further requirements need to be met; 

c) other relevant utilities or services - that the development as proposed to 
be carried out is satisfactory to those other service providers, or if it is 
not, the changes that are required to make the development satisfactory 
to them. 

Condition Reason: To ensure relevant utility and service providers’ 
requirements are provided to the certifier.  

30.  
 

Plan of Management for Detention Basin 
Prior to the issue of construction certificate, a Plan of Management (PoM) 
must be prepared and submitted to Council’s Development Engineering 
department to ensure the basin functions as designed and continues to meet 
stormwater quantity and quality objectives. The PoM must include: 
• Detailed maintenance procedures for the detention basin and related 

infrastructure; 
• Inspection schedules and performance benchmarks for operational 

integrity; 
• Clear identification of responsibilities for long-term ownership, operation, 

and upkeep; 
• Measures to ensure the ongoing function of water quality treatment 

systems (e.g., gross pollutant traps, bioretention systems). 
 

Condition Reason: To ensure the ongoing maintenance and function of the 
detention basin. 

31.  Contributions – Section 7.12 
In accordance with the provisions of Section 7.12 of the Environmental 
Planning and Assessment Act 1979 and the Mid-Western Regional 
Contributions Plan 2019, a levy based on the value of works shall be paid to 
Council in accordance with this condition for the purpose of local 
infrastructure, prior to issue of a Construction Certificate. 
 
The value of works is to be calculated in accordance with Section 2.9.3 and 
the procedure outlined in Section 4.3 of the Contributions Plan. A report 
regarding value of works and any necessary certification is to be submitted 
to Council. Council will calculate and advise of the levy amount following 
submission of the documents. 
 
Note – based on the proposed cost of works being $3,741,183.80, it is 
estimated the contribution amount will be $37,411.84. 
 
Note – the contribution amount will be adjusted by the Consumer Price 
Index, if not paid in the same financial year the development consent was 
issued.  
 
Note – Mid-Western Regional Contributions Plan 2019 is available for perusal 
at Council’s Administration Centre at 86 Market Street, Mudgee or on 
Council’s website www.midwestern.nsw.gov.au under Council 
Documents/Strategies and Plans. 
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Condition Reason: To comply with legislative requirements. 
32.  

 
Detailed landscape plans 
Prior to the issue of any Construction Certificate that includes above ground 
works, a landscape plan shall be submitted to and approved by the Certifier 
(i.e. Council or a private Certifier).  The landscaped area must be in 
accordance with the approved plans (including landscaping within the 5m 
setback to Hill End Road and within the front setback to Knott Place) and 
shall be prepared by an appropriately qualified and experienced professional 
showing and/or achieving the following: 
 
a) A planting schedule (including a range of plant sizes). 
b) A maintenance schedule. 
c) Re-planting regime for any plants that are damaged, dead, or removed for 

any reason. 
d) Utilise endemic species, where practicable, which are appropriate for the 

site. 
e) Landscaping within existing / proposed easements to meet the 

requirements of the relevant authority. 
 

Condition Reason: To ensure suitable and appropriate landscaping is 
provided. 

33.  Long Service Levy 
Prior to the issue of a Construction Certificate, the developer shall pay a 
Long Service Levy at the prescribed rate to either the Long Service Levy 
Corporation or Council, for any work costing $250,000 or more. 
 
Note - The amount payable is currently based on 0.25% of the cost of work. 
This is a State Government Levy and is subject to change. 
 
Note – Council can only accept payment of the Long Service Levy as part of 
the fees for a Construction Certificate application lodged with Council. If the 
Construction Certificate is to be issued by a Private Certifier, the Long 
Service Levy must be paid directly to the Long Service Levy Corporation or 
paid to the Private Certifier. 
Condition Reason: To ensure the correct levy is paid in accordance with 
NSW State Government requirements. 

 
BEFORE BUILDING WORK COMMENCES 
 

 Condition 
34.  

 
Pre-construction notifications 

In accordance with the provisions of the Environmental Planning and 
Assessment Act 1979 construction works approved by this consent must not 
commence until: 

a) A Construction Certificate has been issued by the Certifier (i.e. Council 
or an accredited certifier); and 

b) A Principal Certifier has been appointed by the person having benefit of 
the development consent in accordance with the Environmental 
Planning and Assessment Act 1979; and 

c) If Council is not the Principal Certifier, notify Council no later than two 
(2) days before building work commences as to who is the appointed 
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Principal Certifier; and 

d) At least two (2) days before commencement of building work, the 
person having benefit of the development consent is to notify Council 
as to the intention to commence building work. 

Condition Reason: Legislative requirement pursuant to Section 6.6 and 6.7 of 
the EP&A Act 1979 

35.  Construction waste enclosure 
The site shall be provided with a waste enclosure (minimum 1800mm X 
1800mm X 1200mm) that has a lid or secure covering for the duration of the 
construction works to ensure that all wastes are contained on the site.  The 
receptacle is to be emptied periodically to reduce the potential for rubbish to 
leave the site.  Council encourages the separation and recycling of suitable 
materials.  
 
NOTE - ALL WASTE GENERATED FROM THE CONSTRUCTION PROCESS IS 
TO BE CONTAINED ON-SITE 
Condition Reason: To restrict pollution and protect the amenity of the 
neighbourhood during construction 

36.  Hoarding 
If the work involved in the erection/demolition of the building; 
a) is likely to cause pedestrian or vehicular traffic in a public place to be 
obstructed or rendered inconvenient, or 
b) involves the enclosure of a public place, then 
a hoarding or fence must be erected between the work site and the public 
place. If necessary, an awning is to be erected, sufficient to prevent any 
substance from, or in connection with, the work falling into the public place.  
Any such hoarding, fence or awning is to be removed when the work has 
been completed. 
Condition Reason: To protect the public, and the surrounding environment, 
during site works and construction 

37.  
 

Erosion And Sediment Controls in Place 
Before any site work commences, Mid-Western Regional Council must be 
satisfied that the erosion and sediment controls in the erosion and sediment 
control plan are in place. These controls must remain in place until any bare 
earth has been restabilised in accordance with 'Managing Urban Stormwater: 
Soils and Construction’ prepared by Landcom (the Blue Book) (as amended 
from time to time). 
Condition Reason: To ensure sediment-laden runoff and site debris do not 
impact local stormwater systems and waterways.  

38.  Importation Of Fill Material – During Works 
Any fill material that is imported to the site must be analysed and classified 
by an appropriately qualified and experienced environmental consultant in 
accordance with the relevant NSW EPA Guidelines, including the Waste 
Classification Guidelines (2014).  
 
To ensure that fill material is suitable for the proposed use, only material 
classified as Virgin Excavated Natural Material (VENM), or Excavated Natural 
Material (ENM) is permitted to be imported onsite.  
Condition Reason: To ensure soil imported to the site is not contaminated 
and is safe for future occupants  

39.  Re-Use of Site Soils – During Works 
Any existing soils to be re-used on the site must be analysed and classified 
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by an appropriately qualified and experienced environmental consultant, in 
accordance with the relevant EPA guidelines, including the Waste 
Classification Guidelines (2014), to ensure that the soil is suitable for the 
proposed residential land use.  
Condition Reason: To ensure soil imported to the site is not contaminated 
and is safe for future occupants  

 
DURING BUILDING WORKS 
 

 Condition 
40.  Plumbing and Drainage Work 

All plumbing and drainage work must be carried out by a licensed plumber 
and drainer and must comply with the requirements of the Plumbing & 
Drainage Act 2011 and the Plumbing Code of Australia.  
 
Condition Reason: To ensure work is carried out by an authorised person 
and comply with certain legislation and minimum standards 

41.  Construction Noise and Hours 
Construction work noise that is audible at other premises is to be restricted 
to the following times: 
 
a) Monday to Saturday - 7.00am to 5.00pm 
 
No construction work noise is permitted on Sundays or Public Holidays. 
Condition Reason: To protect the amenity of the surrounding area   

42.  Fire Safety Schedule 
The list of fire safety measures contained in the fire safety schedule attached 
to the relevant development consent for a change of use, construction 
certificate or complying development certificate, are required to be installed 
in the building or on the land to ensure the safety of persons in the event of 
fire.  
Condition Reason: To ensure the safety of persons using the building in the 
event of a fire  

43.  Management of Development Site 
The development site is to be managed for the entirety of work in the 
following manner: 
a) Erosion and sediment controls are to be implemented to prevent sediment 
from leaving the site. The controls are to be maintained until the 
development is complete and the site stabilised with permanent vegetation; 
b) Appropriate dust control measures; 
c) Construction equipment and materials shall be contained wholly within the 
site unless approval to use the road reserve has been obtained; 
d) Toilet facilities are to be provided on the work site at the rate of one toilet 
for every 20 persons or part of 20 persons employed at the site. 
Condition Reason: To protect the amenity of the environment and 
neighbourhood during construction  

44.  Mandatory Inspections 
All mandatory inspections required by the Environmental Planning and 
Assessment Act 1979 and any other inspections deemed necessary by the 
Principal Certifier shall be carried out during the relevant stage of 
construction. 
Condition Reason: To ensure the building work is consistent with approvals, 
endorsed plans, specifications and relevant documentation. 

45.  Procedure For Critical Stage Inspections 
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While building work is being carried out, the work must not continue after 
each critical stage inspection unless the principal certifier is satisfied the 
work may proceed in accordance with this consent and the relevant 
construction certificate. 
Condition Reason: To require approval to proceed with building work 
following each critical stage inspection.  

46.  
 

Waste Management 
While site work is being carried out: 
 
1. all waste management must be undertaken in accordance with the waste 
management plan; and  
2. upon disposal of waste, records of the disposal must be compiled and 
provided to Mid-Western Regional Council, detailing the following:  
       a. The contact details of the person(s) who removed the waste; 
       b. The waste carrier vehicle registration;  
       c. The date and time of waste collection;  
       d. A description of the waste (type of waste and estimated quantity) and 
whether the waste is to be reused, recycled or go to landfill;  
       e. The address of the disposal location(s) where the waste was taken;  
       f. The corresponding tip docket/receipt from the site(s) to which the 
waste is transferred, noting date and time of delivery, description (type and 
quantity) of waste.  
 
If waste has been removed from the site under an EPA Resource Recovery 
Order or Exemption, records in relation to that Order or Exemption must be 
maintained and provided to the principal certifier and Council. 
Condition Reason: To require records to be provided, during site work, 
documenting the lawful disposal of waste.  

47.  
 

Access and Facilities 
This approval does not provide any indemnity to the owner or applicant 
under the Disability Discrimination Act 1992 with respect to the provision of 
access and facilities for people with disabilities. 
Condition Reason: To ensure the building owners/applicants/occupants are 
aware of their responsibilities under the Disability Discrimination Act 1992 

48.  Existing Damage to Council Property 
Prior to the commencement of works on site, the applicant shall advise 
Council’s Operations Department in writing, of any existing damage to 
Council property.  
Condition Reason: To ensure any damage to public infrastructure is rectified 

49.  Full Cost of The Developer 
All works are to be constructed at the full cost of the developer, in a manner 
consistent with Aus-Spec #1 and Council’s standard drawings. 
Condition Reason: To ensure all works are constructed in accordance with 
Council's standards and at no cost to Council. 

 
BEFORE ISSUE OF OCCUPATION CERTIFIATE 
 
 Condition 

50.  Compliance with Section 68 Approvals 
Prior to use of the development and/or issue of an Occupation Certificate, a 
satisfactory final inspection report from the Council must be received by the 
Certifier, verifying that the building is connected to reticulated water supply, 
stormwater and/or sewerage in accordance with the relevant section 68 
approval/s.  
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Condition Reason: To ensure compliance with Council's S68 approvals. 
51.  Finish of Surface Around Site 

Prior to use of the development and/or issue of an Occupation Certificate, 
the excavated and/or filled areas of the site are to be stabilised and drained, 
to prevent scouring onto adjacent private or public property.  The finished 
ground around the perimeter of the building is to be graded to prevent 
ponding of water, and to ensure the free flow of water away from the building 
and adjoining properties. 
Condition Reason: To ensure runoff does not impact on the building or 
adjoining properties.  

52.  Stormwater to the Street 
Prior to use of the development and/or issue of an Occupation Certificate, all 
roof water shall be conducted to the street gutter by means of a sealed 
pipeline having a minimum diameter of 90mm. Please note this can be 
achieved by connecting to existing stormwater lines.  
Condition Reason: To ensure runoff does not impact on the building or 
adjoining properties.  

53.  Completion Of Landscape and Tree Works 
Before the issue of an Occupation Certificate, the principal certifier must be 
satisfied all landscape and tree-works have been completed in accordance 
with approved plans and documents and any relevant conditions of this 
consent. 
Condition Reason: To ensure the approved landscaping works have been 
completed in accordance with the approved landscaping plan(s).  

54.  Fire Safety Certificate 
Prior to occupation or the issue of the Occupation Certificate the owner of 
the building must cause the Principal Certifier to be given a fire safety 
certificate (or interim fire safety certificate in the case of a building or part of 
a building occupied before completion) in accordance with Section 41 of the 
Environmental Planning and Assessment (Development Certification and 
Fire Safety) Regulation 2021 for each measure listed in the schedule.  The 
certificate must only be in the form specified by Section 86 of the 
Regulation.  A copy of the certificate is to be given to the Commissioner of 
the New South Wales Fire Brigade and a copy is to be prominently displayed 
in the building. 
Condition Reason: To comply with legislative requirements and to safeguard 
people from illness or injury due to a fire in a building.  

55.  Completion Of Car Parking and Driveway 
Prior to the commencement of use of the development and/or the issue of an 
Occupation Certificate, all approved car parking and associated driveway 
works are to be completed.  
Condition Reason: To ensure compliance with the requirements of the 
consent. 

56.  Repair Of Infrastructure 
Before the issue of an Occupation Certificate: 
1. any public infrastructure damaged as a result of the carrying out of work 

approved under this consent (including damage caused by, but not 
limited to, delivery vehicles, waste collection, contractors, sub-
contractors, concreting vehicles) must be fully repaired to the written 
satisfaction of Council, and at no cost to Council; or 

2. if the works in (a) are not carried out to Council’s satisfaction, Council 
may carry out the works required and the costs of any such works must 
be paid as directed by Council and in the first instance will be paid using 
the security deposit required to be paid under this consent. 
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Condition Reason: To ensure any damage to public infrastructure is rectified.  
57.  Final inspection report 

The final inspection report shall be submitted to Council with the Subdivision 
Certificate application.  
Condition Reason: To ensure compliance with Council's requirements. 

58.  Maintenance Of Wastewater and Stormwater Treatment Device 
During occupation and ongoing use of the building, all wastewater and 
stormwater treatment devices (including drainage systems, sumps and traps, 
and on-site detention) must be regularly maintained to remain effective and 
in accordance with any positive covenant (if applicable). 
Condition Reason: To protect sewerage and stormwater systems.  

59.  Restrictions on title – Detention Basin  
A Section 88B Instrument must be prepared and registered over the land 
containing the detention basin as a positive covenant to ensure the ongoing 
maintenance and operation of the stormwater infrastructure.  This instrument 
shall: 
• Assign responsibility for maintenance and compliance to the lot 

owner/registered proprietor; 
• Include the Plan of Management (PoM) as an annexure to the 

instrument, ensuring its requirements are legally binding; 
• Stipulate that the Mid-Western Regional Council is the sole authority 

authorised to release, vary, or modify the covenant; 
• Be submitted to the Council for review and approval prior to the issue of 

an Occupation Certificate. 
• The maintenance logbook shall be made available to Council upon 

request for review to ensure compliance with the approved stormwater 
management plan and relevant conditions. 

 
 
OCCUPATION AND ONGOING USE 
 
 Condition 

60.  Vehicles – Entry and Exit in A Forward Direction Only 
All vehicles are required to enter and leave the site in a forward direction at 
all times.  Signage to this effect is to be appropriately located within the site. 
Signage identifying the driveway and car park as low speed environments is 
also to be appropriately located within the site.  
Condition Reason: To ensure the safe and efficient operation of the site. 

61.  Vehicles – Loading Wholly on Site 
All loading and unloading in connection with the premises shall be carried 
out wholly within the site. This condition does not apply to garbage 
collection. 
Condition Reason: To ensure the safe and efficient operation of the site. 

62.  Maintenance Of Pavement Surface and Wheel Stops 
The pavement surface and wheel stops for the on-site car parking and 
associated manoeuvring areas are to be maintained in a workable condition 
at all times. Any damage to the pavement surface is to be repaired as soon 
as practicable.  
Condition Reason: To ensure the safe and efficient operation of the car 
parking areas. 

63.  Maintenance Of Line-Marking Within Car Park 
All line-marking for the on-site car parking spaces and footpath areas are to 
be maintained in a visible condition, at all times.  
Condition Reason: To ensure the safe and efficient operation of the car 
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parking areas. 
64.  All Car Parking Within Site 

All parking associated with the use is to be contained wholly within the site. 
Condition Reason: To ensure the safe and efficient operation of the site. 

65.  No Storage in Parking Areas 
All car parking spaces, loading and unloading areas, vehicle manoeuvring, 
and driveway areas must not be used for the storage of any goods or 
materials and must be available for their intended use at all times. 
Condition Reason: To ensure the safe and efficient operation of the site. 

66.  Driveways To Be Maintained 
All access crossings and driveways are to be maintained for the life of the 
development. 
Condition Reason: To ensure the safe and efficient operation of the 
development. 

67.  No Interference with Amenity 
There being no interference with the amenity of the neighbourhood by 
reason of the emission of any “offensive noise”, vibration, smell, fumes, 
smoke, vapour, steam, soot, ash or dust, or otherwise as a result of the 
proposed development. 
Condition Reason: To protect the amenity of the surrounding area. 

68.  Clean and Tidy 
The development is to be maintained in a clean and tidy manner, at all times. 
Condition Reason: To ensure the site is kept in a clean and tidy state and 
does not affect the amenity of the surrounding area. 

69.  Maintenance of Landscaping 
Landscaping is to be maintained in accordance with the approved landscape 
plan for the life of the development.   If any of the vegetation comprising the 
landscaping dies or is removed, it is to be replaced with vegetation of the 
same species and similar maturity as the vegetation which has died or was 
removed. d 
Condition Reason: To ensure that any approved landscaping in maintained 
and preserved for the life of the development. 

70.  Bushfire emergency and evacuation plan 
A bushfire emergency management and evacuation plan is to be developed 
that addresses the measures to be taken in response to the various bushfire 
danger ratings issued by the NSW RFA as well as any spot fires that may 
start up in the vicinity of the property.  
Condition Reason: To provide for the protection of human life in the event of 
bushfire 

71.  Storage of Hazardous Materials 
Storage of any hazardous materials should be located away from the 
bushfire hazard where possible. 
 
Condition Reason: To provide for the protection of human life and assets in 
the event of bushfire 

 
Essential Energy Comments: 
 
• A distance of 15m from the centre conductor (66kv) from the nearest part of the 

development to Essential Energy’s infrastructure (measured horizontally) is required 
to ensure that there is no safety risk.  
 
If the applicant would like to submit a request to encroach then they will need to 
complete a Network Encroachment Form via Essential Energy’s website 
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Encroachments (essentialenergy.com.au) and provide supporting documentation 
such as a Blowout report which indicates that the proposed structure meets the 
requirements of AS 7000 created by a level 3 electrical designer.  A list of ASPs can be 
found at: https://www.energy.nsw.gov.au/households/guides-and-helpful-
advice/being-more-energy-efficient/understand-your-energy-bill/altering-supply  
Applicants are advised that fees and charges will apply where Essential Energy 
provides this service.    
 

• It is also essential that all works comply with SafeWork clearance requirements. In this 
regard it is the responsibility of the person/s completing any works to understand 
their safety responsibilities. The applicant will need to submit a Request for Safety 
Advice if works cannot maintain the safe working clearances set out in the Working 
Near Overhead Powerlines Code of Practice, or CEOP8041 - Work Near Essential 
Energy's Underground Assets.  
 

• If the proposed development changes, there may be potential safety risks, and it is 
recommended that Essential Energy is consulted for further comment.  

   
• Any existing encumbrances in favour of Essential Energy (or its predecessors) noted 

on the title of the above property should be complied with.   
   
• Any activities in proximity to electrical infrastructure must be undertaken in 

accordance with the latest industry guideline currently known as ISSC 20 Guideline for 
the Management of Activities within Electricity Easements and Close to 
Infrastructure.   

   
• Prior to carrying out any works, a “Dial Before You Dig” enquiry should be undertaken 

in accordance with the requirements of Part 5E (Protection of Underground Electricity 
Power Lines) of the Electricity Supply Act 1995 (NSW); the location of overhead and 
underground powerlines are also shown in the Look Up and Live app 
essentialenergy.com.au/lookupandlive.   

 
 
Council Advisory Notes 
 
3. The removal of trees within any road reserve requires the separate approval of Council 

in accordance with the policy "Tree Removal and Pruning - Public Places".  
 

4. The Contractor is required to contact Dial Before You Dig to obtain details of the 
location of the various services in the vicinity of the subdivision to minimise the 
chance of disturbing utility services as well as the location of services which require 
to be relocated. DBYD can be contacted online https://www.1100.com.au/or by phone 
on 1100.  

 
5. The land upon which the subject building is to be constructed may be affected by 

restrictive covenants. This approval is issued without enquiry by Council as to 
whether any restrictive covenant affecting the land would be breached by the 
construction of the building, the subject of this approval. Persons to whom this 
approval is issued must rely on their own enquiries as to whether or not the building 
breaches any such covenant.  

 
6. Division 8.2 of the Environmental Planning and Assessment Act 1979 (EP&A Act) 

gives you the ability to seek a review of the determination. This request is made to 
Council and must be made within 6 months after the date on which you receive this 

https://url.au.m.mimecastprotect.com/s/D-uXCyojN1hMQlRsNtnUxS3b8?domain=essentialenergy.com.au
https://url.au.m.mimecastprotect.com/s/pwjOCzvkO2s2y0ATwuBU9PioE?domain=energy.nsw.gov.au
https://url.au.m.mimecastprotect.com/s/pwjOCzvkO2s2y0ATwuBU9PioE?domain=energy.nsw.gov.au
https://url.au.m.mimecastprotect.com/s/A6waCr81DQuvz5GI7f7U43K18?domain=essentialenergy.com.au
https://url.au.m.mimecastprotect.com/s/A6waCr81DQuvz5GI7f7U43K18?domain=essentialenergy.com.au
https://url.au.m.mimecastprotect.com/s/lY-nCvl10Xh6PD3UXhvUQj-YA?domain=safework.nsw.gov.au
https://url.au.m.mimecastprotect.com/s/lY-nCvl10Xh6PD3UXhvUQj-YA?domain=safework.nsw.gov.au
https://url.au.m.mimecastprotect.com/s/FfUCCwV1LYF14DWT9ilUJj2zX?domain=essentialenergy.com.au
https://url.au.m.mimecastprotect.com/s/FfUCCwV1LYF14DWT9ilUJj2zX?domain=essentialenergy.com.au
https://url.au.m.mimecastprotect.com/s/mZVRCBNqZKI4kgOFrFRU2QEou?domain=essentialenergy.com.au
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notice. The request must be made in writing and lodged with the required fee; please 
contact Council's Development Department for more information or advice.  

 
7. If you are dissatisfied with this decision section 8.7 of the EP&A Act gives you the 

right to appeal to the Land and Environment Court within 6 months after the date on 
which you receive this notice, pursuant to section 8.10(1)(b).  

 
8. To ascertain the extent to which the consent is liable to lapse, refer to Section 4.53 of 

the EP&A Act.  
 

Executive summary 
OWNER/S Sutwood Pty Limited 
APPLICANT: Structor Projects Pty Limited 
PROPERTY DESCRIPTION Lot 10 DP1277513 

3 Knott Place, CAERLEON NSW 2850 
PROPOSED DEVELOPMENT Self-Storage Units 
ESTIMATED COST OF DEVELOPMENT: $3,741,183.80 
REASON FOR REPORTING TO COUNCIL: Exceeds staff’s Delegation of Authority, in that 

the value of the application exceeds $3 million. 
PUBLIC SUBMISSIONS: Nil 
 
Council is in receipt of Development Application DA0158/2025 that seeks approval for self-storage 
units, located at 3 Knott Place, Caerleon NSW 2850, Lot 10 DP1277513, received by Council on 
31 January 2025. 
 
The site, at 8076m2 in size, is  located within the new industrial estate off Hill End Road at the end 
of the Knott Place cul-de-sac and has frontage to both Knott Place and Hill End Road.   
 
It is proposed to construct self-storage units and signage associated with the brand “Storage King”.  
The development will consist of three buildings containing 191 self-storage units ranging in size 
from 2.25m2 to 37m2.  An office will be located at the entrance to the site with associated 
amenities.  Entry and exit to the site will be via automatic gates near the office from Knott Place 
with a total of 16 car spaces available within the site.  The site is to be available all hours for 
owners, storage shed tenants and others with permitted access.  Signage is proposed on the 
building facades of the office and facing Hill End Road. 
 
Electricity lines and associated easements impact a significant portion of the site.  Any 
development within or in the vicinity of the electricity lines / easement will be required to be in 
accordance with the requirements of the electricity authority, Essential Energy. Buildings will be 
setback from the electricity infrastructure in accordance with Essential Energy requirements.  
 
The application was not required to be notified or advertised in accordance with the Mid-Western 
Regional Community Participation Plan 2019. No submissions were received during the 
assessment period. 
 
The proposed development has been assessed in accordance with Council’s Development Control 
Plan and Local Environmental Plan.  The proposed development is considered generally 
consistent with Council’s planning controls.  It is noted that the proposal includes an acceptable 
variation to the front setback requirement to Knott Place which will be in line with existing / future 
development on adjoining properties.   
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The application has been referred to Council for consideration as it exceeds staff’s Delegation of 
Authority, in that the value of the application exceeds $3 million. 
 
The application is recommended for Approval. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
SUBJECT SITE AND SURROUNDING AREA 
The subject site is legally described as Lot 10 DP 1277513 and is known as 3 Knott Place, 
Caerleon. 
 
The site is located within a recently subdivided industrial estate off Hill End Road. The surrounding 
lots within the estate are either vacant, recently developed or under development with the lot to the 
north east of the site strata subdivided for warehouse units.  The lot to the north west is a Council 
drainage reserve which has also been developed for a sewer pump station. 
 
The area surrounding the industrial estate is generally rural residential, with the industrial 
subdivision situated on the northern side of Hill End Road opposite Council’s waste facility.   
 
The proposed development site has an area of 8076m2 with frontages to both Knott Place and Hill 
End Road.  Access to the subject site is off Knott Place with no direct access permitted from Hill 
End Road.  The site is currently vacant with electricity lines crossing in a north south direction 
across the eastern side of the site.  Figure 1 shows an aerial image of the subject lot and 
surrounds including location of electrical infrastructure. 
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Figure 1: Location of subject site and electrical infrastructure. 

DEVELOPMENT DETAILS 

The application proposes the construction of a self-storage facility over three buildings.  Self-
storage units will range in size from 2.25m2 to 37m2.  An office will be located at the entrance to the 
site with associated amenities.  Entry and exit to the site will be via automatic gates near the office. 
 
Storage Facility 1 will have a floor area of 1,296m2 and will include the office and amenities and 80 
units ranging in size from 2.25m2 to 26m2. 
 
Storage Facility 2 (fronting Hill End Road) will have a floor area of 1470m2 comprised of 99 units 
ranging in size between 3m2 to 15.4m2. 
 
Storage Facility 3 (located along the east boundary) will have a floor area of 384m2 comprised of 
12 units ranging in size between 25m2 and 37m2.   
 
The premises is proposed to be available at all hours for owners, storage shed tenants and others 
with permitted access.   
 
A total of 16 car spaces will be provided across the site with 3 spaces (including an accessible 
space) adjacent to the office area.  Vehicles will enter and exit from Knott Place; no vehicular 
access is proposed from Hill End Road. 
 
Cut and fill is proposed across the site with retaining walls to be provided generally on its eastern 
side. 
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Signage is proposed throughout the development including on the south elevation where it will face 
Hill End Road and in association with the office building.  Brand colours associated with the 
Storage King brand (i.e. blue and yellow) are also proposed to be painted on the buildings 
throughout the development.   
 
Figure 2 shows an extract of the proposed site plan and Figure 3 shows elevations of two of the 
buildings.  A full set of the proposed application plans is provided in Attachment 1. 
 

 
Figure 2: Proposed site plan 
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Figure 3: Proposed elevations of Units 1 and 2 

LEGISLATIVE REQUIREMENTS 

Environmental Planning and Assessment Act 1979 

Designated Development 
The development proposal is not considered to be Designated Development, in accordance with 
Schedule 3 of the Environmental Planning and Assessment Regulation 2021 (EP&A Regs). 
 
Integrated Development 
The development proposal is not considered to be Integrated Development, in accordance with 
section 4.46 of the Environmental Planning and Assessment Act 1979 (EP&A Act). 

ASSESSMENT 

The application has been assessed in accordance with Section 4.15 of the Environmental 
Planning & Assessment Act 1979. The main issues are addressed below as follows. 

4.15(1)(a) Requirements of Regulations and Policies 

(i) Do any environmental planning instruments (SEPP, REP or LEP) apply to the land to which the 
Development Application relates? 

STATE ENVIRONMENTAL PLANNING POLICY (BIODIVERSITY AND CONSERVATION) 2021 

The proposed development will not require removal of vegetation or koala habitat under this Policy. 
Therefore, no further consideration of this SEPP is considered necessary. 
STATE ENVIRONMENTAL PLANNING POLICY (INDUSTRY AND EMPLOYMENT) 2021The 
application proposed signage on the façade. An assessment of the provisions of the SEPP has 
been undertaken below: 

 

 

https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-1992-0204
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2019-0658
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Assessment Criteria  Comment  
1 - Character of the 

area  
•  Is the proposal compatible with the 
existing or desired future character of the 
area or locality in which it is proposed to 
be located?  
•  Is the proposal consistent with a 
particular theme for outdoor advertising in 
the area or locality?  

The proposed signage is 
compatible with the existing and 
future desired character of the 
industrial estate. 

2 - Special areas  •  Does the proposal detract from the 
amenity or visual quality of any 
environmentally sensitive areas, heritage 
areas, natural or other conservation 
areas, open space areas, waterways, 
rural landscapes or residential areas?  

The site is not identified as a 
special area.  The colours of the 
proposed signage are 
appropriate to the emerging 
industrial area and proposed 
buildings. The signage as 
proposed is appropriately 
symmetrical, sized and 
appropriate for an industrial site. 

3 - Views and vistas  •  Does the proposal obscure or 
compromise important views?  
•  Does the proposal dominate the skyline 
and reduce the quality of vistas?  
•  Does the proposal respect the viewing 
rights of other advertisers?  

The proposed signage is located 
on the façade of the proposed 
building and does not impact on 
significant views within the area 
nor impact on viewing rights of 
other advertisers.   

4 - Streetscape, 
setting or landscape  

•  Is the scale, proportion and form of the 
proposal appropriate for the streetscape, 
setting or landscape?  
•  Does the proposal contribute to the 
visual interest of the streetscape, setting 
or landscape?  
•  Does the proposal reduce clutter by 
rationalising and simplifying existing 
advertising?  
•  Does the proposal screen 
unsightliness?  
•  Does the proposal protrude above 
buildings, structures or tree canopies in 
the area or locality?  
•  Does the proposal require ongoing 
vegetation management?  

The scale and proportion of the 
proposed signage is appropriate 
and in-keeping with the available 
space on the site for 
signage.  The proposal does not 
protrude above buildings or 
impact on existing vegetation, 
nor does it require ongoing 
maintenance.    

5 - Site and building  •  Is the proposal compatible with the 
scale, proportion and other characteristics 
of the site or building, or both, on which 
the proposed signage is to be located?  
•  Does the proposal respect important 
features of the site or building, or both?  
•  Does the proposal show innovation and 
imagination in its relationship to the site or 
building, or both?  

The proposed signage is located 
on the façade of the proposed 
building and has been 
appropriately located to not 
adversely impact the visual 
quality of the building.   

6 - Associated 
devices and logos 

with advertisements 
and advertising 

structures  

•  Have any safety devices, platforms, 
lighting devices or logos been designed 
as an integral part of the signage or 
structure on which it is to be displayed?  

No associated devices or 
structures are required.  

7 - Illumination  •  Would illumination result in No illumination is proposed. 
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unacceptable glare?  
•  Would illumination affect safety for 
pedestrians, vehicles or aircraft?  
•  Would illumination detract from the 
amenity of any residence or other form of 
accommodation?  
•  Can the intensity of the illumination be 
adjusted, if necessary?  
•  Is the illumination subject to a curfew?  

8 - Safety  •  Would the proposal reduce the safety 
for any public road?  
•  Would the proposal reduce the safety 
for pedestrians or bicyclists?  
•  Would the proposal reduce the safety 
for pedestrians, particularly children, by 
obscuring sightlines from public areas?  

It is not expected that the 
proposed signage will result in 
any significant impacts with 
regards to safety of the public 
given that the proposed signage 
is appropriately located.  

STATE ENVIRONMENTAL PLANNING POLICY (PLANNING SYSTEMS) 2021  

The proposed development is not State or Regionally Significant Development nor is impacted by 
any other requirements of this Policy. The proposal has a CIV of $3,741,183.80 (excluding GST) 
and is not a use outlined in the SEPP. No further consideration of this SEPP is considered 
necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (RESILIENCE AND HAZARDS) 2021 

Pursuant to section 4.6 of the Policy, a site inspection and a search of council’s records did not 
reveal any potentially contaminating activities upon the site. Accordingly, no further consideration is 
necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (TRANSPORT AND INFRASTRUCTURE) 2021 

The provisions of this SEPP have been considered in the assessment of the development 
application. The following sections of the Transport and Infrastructure SEPP are considered 
relevant to the application: 

Section 2.119 - Development with frontage to classified road 

This Section is relevant as the development has frontage to a classified road (being Hill End 
Road).  The development is consistent with the requirements of this section as follows: 
 
(a)  Where practicable and safe, vehicular access to the land is provided by a road other than the 

classified road, and 
Comment Access to the development will be provided from Knott Place.  

(b)  The safety, efficiency and ongoing operation of the classified road will not be adversely 
affected by the development as a result of— 

(i)  the design of the vehicular access to the land, or 

Comment No impact – vehicular access to the land will be from Knott Place and not the 
classified road. 

 
(ii)  the emission of smoke or dust from the development, or 

Comment No impact – no significant emissions expected.  The development is for self-storage 
unit development with sealed internal access roads. 

https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2017-0494
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2009-0364
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2007-0065
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(iii)  the nature, volume or frequency of vehicles using the classified road to gain access to the 

land, and 
Comment Upgrades to the intersection of Hill End Road to the subdivision were completed in 

association with the subdivision DA.  It is considered that the traffic generated by the 
development is in line with that expected when the DA for the development of the 
subdivision was originally approved and as such no upgrades are required. 
 

(c)   The development is of a type that is not sensitive to traffic noise or vehicle emissions, or is 
appropriately located and designed, or includes measures, to ameliorate potential traffic noise 
or vehicle emissions within the site of the development arising from the adjacent classified 
road. 

Comment The development is industrial in nature and will not be sensitive to traffic noise or 
vehicle emissions. 

Division 5 Subdivision 1 Electricity transmission or distribution networks 
Section 2.48 Determination of development applications – other development 
 
The subject site is affected by electricity lines and associated easement.  The application was 
referred to Essential Energy in compliance with this clause, inviting comments about potential 
safety risks.  Essential Energy has confirmed that given the development will have a minimum 
setback of 15m from the centre conductor (66kv) that there are no safety risks.   
 
Comments provided by Essential Energy have been recommended to be included as notations / 
conditions as relevant.  Conditions will also be included to ensure that any works within the 
easement meet the requirements of Essential Energy. 

MID-WESTERN REGIONAL LOCAL ENVIRONMENTAL PLAN 2012 (MWRLEP 2012) 
The following clauses of Mid-Western Regional Local Environmental Plan 2012 have been 
assessed as being relevant and matters for consideration in assessment of the Development 
Application. 

Clause 1.2 Aims of Plan 
The application is not contrary to the relevant aims and objectives of the plan. 

Clause 1.4 Definitions 
The proposal is defined in accordance with the MWRLEP 2012 as a: 

self-storage units means premises that consist of individual enclosed compartments for 
storing goods or materials (other than hazardous or offensive goods or materials). 
Note— 
Self-storage units are a type of storage premises—see the definition of that term in this 
Dictionary. 
storage premises means a building or place used for the storage of goods, materials, 
plant or machinery for commercial purposes and where the storage is not ancillary to any 
industry, business premises or retail premises on the same parcel of land, and includes 
self-storage units, but does not include a heavy industrial storage establishment, local 
distribution premises or a warehouse or distribution centre. 
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Clause 2.2 Zoning of Land to Which Plan Applies 
The land is zoned E4 General Industrial and is therefore subject to the Plan. 

Clause 2.3 Zone objectives and Land Use table 
The land is zoned E4 General Industrial pursuant to MWRLEP 2012. The proposal, being self-
storage units is permissible with consent in the zone and complies with the relevant objectives. 
The objectives of the zone and how the proposal satisfies the objectives is addressed below: 

E4 General Industrial 

1. To provide a range of industrial, warehouse, logistics and related land uses. 
Comment The proposal will contribute to the variety of industrial and warehouse uses in the 

immediate area. 

2. To ensure the efficient and viable use of land for industrial uses. 
Comment The proposal will contribute to viable and efficient use for industrial purposes. 

3.  To minimise any adverse effect of industry on other land uses. 
Comment The proposal is not expected to generate any significant adverse impacts upon 

adjoining land uses subject to compliance with the conditions of consent. 

4. To encourage employment opportunities. 
Comment The proposal is expected to generate additional employment opportunities. 

5.  To enable limited non-industrial land uses that provide facilities and services to meet the needs 
of businesses and workers 

Comment Not applicable 

6. To promote a safe and efficient network for the movement of heavy vehicles and to minimise the 
intrusion of heavy vehicles into nearby residential areas. 

Comment The proposal incorporates adequate manoeuvring area for the expected truck size 
and will assist in reducing the need for industrial type development within the 
residential area.  

Clause 4.3 Height of buildings 
The subject site is not mapped for a maximum height limit. 

Clause 5.4 Controls relating to miscellaneous permissible uses 
The proposal does not include any of the listed uses contained under this clause. 

Clause 5.10 Heritage Conservation 
No items of aboriginal significance or a heritage item are recorded on the site or in the vicinity.  
Notwithstanding this, a condition will be placed upon the consent ensuring that work is ceased 
should an item be discovered during construction. 

Clause 5.21 Flood planning 
The subject site is not identified as being within the flood planning area in accordance with 
Council’s maps and the Floodplain Study and Management Plan. No further consideration is 
necessary. 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.1 

 

41 
 
 
 

 

Clause 6.1 Salinity 
The proposal only involves minimal earthworks and is not expected to significantly affect the 
process of salinisation. 

Clause 6.3 Earthworks 
The proposal involves only minor earthworks to prepare the site for the development. The works 
are not expected to generate any significant impacts as listed in Clause 6.3(3). Conditions of 
consent have been included to ensure any earthworks related activities are carried out 
appropriately and minimise impacts upon neighbouring properties. 

Clause 6.4 Groundwater vulnerability 
The site is identified as groundwater vulnerable in accordance with Council’s mapping. No broad 
excavation is needed to facilitate the proposal and no significant impacts upon those matters 
contained within clause 6.4(3) is expected as a result of the proposed development. Given the 
extent of excavation, it is considered that the development would not cause groundwater 
contamination, adversely affect any groundwater dependent ecosystems, will not cumulatively 
impact potable water supply, and therefore no special measures, or conditions of consent would be 
considered necessary. 

Clause 6.5 Terrestrial biodiversity 
A small area of the development footprint is located within an area of 'Moderate Biodiversity 
Sensitivity'. However, no vegetation is proposed to be removed as a result of the proposed 
development, and as such Council is satisfied of those matters that must be addressed prior to 
development consent being granted.   

 
Figure 4: Moderate Biodiversity Sensitivity mapping  

Clause 6.7 Active street frontages 
Not applicable. The site is not located within the area mapped as ‘Active street frontage’. 
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Clause 6.8 Airspace operations – Mudgee Airport 
The proposal will not penetrate the relevant height limits for safe operation of the Mudgee Airport. 

Clause 6.9 Essential Services 
All essential services that are relevant to the proposal are available or will be available as a result 
of the proposed development. 
(a)  the supply of water – reticulated water is available to the development 
(b)  the supply of electricity – mains electricity is available to the development 
(c)  the disposal and management of sewage – reticulated sewer is available to the development.  
(d)  stormwater drainage or on-site conservation – Concept drainage plan provided with 
stormwater captured and directed towards Knott Place kerb after being retained within the on-site 
detention basin.  Operation and maintenance of the detention basin will be the responsibility of the 
lot owner. As such a Plan of Management will be required and registered as a Positive Covenant. 
(e)  suitable road access – vehicular access is to be provided from Knott Place. 

Clause 6.10 Visually sensitive land near Mudgee 
The land is not located within the area identified within the visually sensitive land map. 

Clause 6.16 Development on land in Zone E4 
The objectives of this clause are as follows— 

a) to maintain an adequate separation between general industrial land uses and residential 
land uses, 

b) to prevent the likely adverse impacts, if any, of outputs from industrial land uses on 
adjacent residential accommodation, including noise, vibrations, odours, fumes, smoke, 
vapour, steam, soot, ash, dust, waste water, waste products, grit or oil, 

c) to ensure neighbouring residents can enjoy a reasonable level of amenity without 
preventing the operation of general industrial land uses, 

d) to provide a visual separation between primary buildings and structures on industrial land 
and neighbouring residential accommodation. 

 
Comment: This clause applies to the subject site as the land is Zone E4 General Industrial. The 
proposal is located within an industrial estate. The proposal is unlikely to impact on the future 
adjacent residential areas, located approximately 340m to the west of the subject site. The 
proposal is consistent with the objectives of this clause and development consent may be granted 
in accordance with clause 6.16(3). 

4.15(1)(a) Requirements of Regulations and Policies 

(ii) Draft environmental planning instruments (EPI) 

No draft environmental planning instruments apply to the land to which the Development 
Application relates. 
(iii)  Any development control plans 

MID-WESTERN REGIONAL DCP 2013 
An assessment is made of the relevant chapters and sections of this DCP. Those chapters or 
sections not discussed here were considered not specifically applicable to this application or are 
discussed elsewhere in this report. 
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Part 4.4 Signs 
Section Discussion Complies?  

4.4 Signs Wall Sign: A sign attached directly to the wall of the building or painted 
directly onto the wall excluding signs including the parapet of the 
building. 

 
Comment: The application proposes signage on the external façade 
of the building. See Figure 5.  Brand colours (blue and yellow) are also 
proposed to be painted on some facades as shown in the elevation 
plans provided in Attachment 1. 
 

 

Figure 5: Proposed signage. 
 

Yes.  

 Industrial 
Areas 

a) Non-Illuminated Pole/pylon signs and directory boards shall be 
limited to a maximum of 6m2 advertising area and a maximum 
overall height of 5 metres. In general the bottom of a pole or pylon 
signs should be at least 3 metres above ground level. 
Comment:  Not proposed. 

 
b) Illuminated Pole or pylon signs must have a maximum area of 

4m2. 
Comment:  Not proposed. 

 
c) A maximum of one pole or pylon sign can be erected without 

Council approval if the above requirements are met.  
Comment: Not proposed. 

 
d)  A maximum of two (1) pole or pylon signs shall be permitted per 

site frontage. 
Comment: Not proposed. 

 
e) In the case of an industrial multi unit complex, one (1) directory 

sign board of up to 8m2 in any area may be permitted with 
approval. Each industrial unit may have a sign at the entrance of 
each unit having the maximum dimensions of 2000mm by 600mm 
without approval. 
Comment: Not proposed. 

 
f) One sandwich board sign per site is permitted without approval 

however must be located inside the property boundaries and 
weighted and securely fixed so that it will not blow over. A 
maximum area of 2m2 per side applies.  
Comment: Not proposed. 

 
g) Council will not approve the use of flashing lights, bunting and 

other devices to attract attention to a business.  
Comment: Not proposed. 

Yes. 
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h) Individual directional signage will not be permitted. 

Comment: Not proposed. 

 

Part 4.6 Industrial Development 
DEVELOPMENT CONTROL REQUIREMENT COMPLIANCE / COMMENT 
Setbacks  

Less than 2000m²: 
Front 6m to street; nil side/rear secondary 
frontage 4m; site coverage 60% 
2001m² 5,000²: 
Front 12m to street; nil side/rear; 10m 
secondary frontage; site coverage 55% 
Over 5,001m²: 
Front 15m to street; nil side/rear; 12m 
secondary frontage for corner lots; site 
coverage 50% 

The site area is 8076 m² therefore the 
requirements for lots over 5,001m2 apply to the 
development. 
Front setback: proposed front setback is 12m 
which represents a variation of 20% to the 
required 15m setback.  The applicant has 
requested a variation to the front setback 
providing the following acceptable justification:  

• The surrounding lots are predominantly 
less than 5,001m2 thus requiring 12m front 
(street) setback. In this sense, the site 
would maintain context to neighbouring 
lots. 

• The proposed development is single storey 
and partially shielded by the neighbouring 
property to the north and thus shall not 
dominate the Knott Place streetscape area. 

• The width of the street frontage is minimal 
given the fact it is in the cul-de-sac and is 
somewhat behind a neighbouring lot to the 
north-west; and 

• A large amount of landscaping (entirety of 
12m setback) is proposed in front of the 
building line to help soften the visual 
impact. 

Side / rear setback: complies.   
Secondary frontage for corner lots: N/A 
Site coverage: complies 
Site is 8076m2 and GFA is 3150m2.  Site 
coverage is therefore 39%. 
 

Landscaping  

- 5m in front for Sydney Road; 3m in front for 
all other; 

- Landscaping in front to improve visual 
presentation from street; 

- Side/rear setbacks to provide visual relief 
from public areas; 

The Knott Place frontage will have landscaping 
wider than 3m. 
Further landscaping is proposed throughout the 
site  
5m landscaping strip to Hill End Road required 
under previous subdivision to be retained. 
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DEVELOPMENT CONTROL REQUIREMENT COMPLIANCE / COMMENT 
- Must consist of mature trees and lawn 

which are low maintenance, drought and 
frost tolerant; 

- Must be provided in car parks if >10 spaces 
required 

A condition will be included requiring detailed 
landscape plans to be submitted prior to the 
issue of a Construction Certificate.  It is noted 
that any landscaping within existing easements 
will need to meet the requirements of the 
relevant electrical authority. 

Design  

Low scale building elements (display areas, 
offices, amenities) to be located at front and 
constructed in brick or concrete; roof materials 
non-reflective 

Complies and is consistent with other existing 
building in the street 

Fence   

– Must be powder coated 
– Work/storage areas visible from street must 

be masonry or pre-coloured metal cladding, 
min. 2m height and set back from street 

– Gates set back from street by length of 
largest vehicle accessing site 

Complies 
 
Entry gates well setback from the street 
frontage. 

Utilities  

– Statement of servicing to be provided (water, 
sewer, stormwater) 

– Adequate provision for storage/handling 
waste 

– LTW application to be provided where liquid 
wastes proposed to be discharged to 
Council’s sewer 

– No buildings in utility easements 

All essential services are available to the site. 
Stormwater to drain to Knox Place with post 
flows equalling pre flows.  A detention basin is 
proposed within the front setback to Knox 
Place. 

Traffic and Access  

(a) Traffic Access Report to be submitted 
that demonstrates: 
(i) Site access 
(ii) Loading/unloading facilities (to be 

contained within the site and to be 
able to cater for largest design 
vehicle) 

(iii) Safe on-site manoeuvring area for 
the largest design vehicle 

A plan has been submitted which shows: 
- Ingress/egress access from Knott Place 
- Specific loading / unloading facility not 

required due to the nature of the self-
storage use. 

- Manoeuvring shown on plans 

(b) Unsealed vehicle movement areas are 
not acceptable due to environmental 
impacts. 

All manoeuvring areas including internal 
access roads and car spaces are proposed to 
be concrete sealed.  Condition included. 

(c) All vehicles must be able to enter and 
leave in a forward direction. Complies 

(d) The number of access points from a site 
to any one street frontage is limited to 1 Complies – 1 entry/exit point provided. 
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DEVELOPMENT CONTROL REQUIREMENT COMPLIANCE / COMMENT 
ingress and 1 egress 

(e) No vehicular access will be permitted to 
a Main Road where there is an alternate 
access point. 

Complies – all access to the development is 
proposed via Knott Place.  No access from Hill 
End Road proposed. 

(f) Driveways must be provided in 
accordance with AS2890.1 Parking 
Facilities 

To be conditioned. 

(g) A separate sealed hardstand loading 
area which is capable of 
accommodating trucks that service the 
site 

Specific loading / unloading facility not required 
due to the nature of the self-storage use. 
 

(h) The loading area is to be provided 
behind the building line at the side or 
rear of the building. 

Specific loading / unloading facility not required 
due to the nature of the self-storage use. 
 

Car Parking  

Refer to Part 5.1 of DCP 
Customer parking should be provided 
convenient to the public entrance. 

Complies - refer to Part 5.1 assessment for 
details. 
Car parking is available proximate to the office 
area at the entrance to the facility. 

Signage  

Refer to Part 4.4 of DCP Signage proposed – refer to Part 4.4 
assessment for details. 

Outdoor Noise and Lighting  

(a) Must comply with AS4282 Control of 
Obtrusive Effects of Outdoor Lighting 

(b) Windows, doors, wall openings arranged to 
minimise noise impacts on residences 
within 400m of residential zone 

(c) External plant (generators, air conditioning 
plant etc) shall be enclosed to minimise 
noise nuisance where adjoining residential 
area. 

- Lighting will be conditioned to ensure 
compliance with the relevant Australian 
Standards. 

- The development is not within 400m of 
residential zone 

Subdivision  

(a) Minimum 30m frontage; roads designed to 
AustRoads standards for B-Doubles 

(b) Lots provided with water and sewer 
(c) Stormwater drainage and water quality 

measures implemented (see Part 5.5 of 
DCP) 

(d) Lots serviced with 
telecommunications/underground electricity 

(e) New roads constructed of bitumen 

N/A – the application does not include 
subdivision. 
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Part 4.7 Tree Preservation Order 
No trees to be removed. 

Part 5.1 Car Parking 
 
Car parking rates are required to be provided in accordance with the rate listed in the table. 
However, Self-storage premises and its parent term storage premises are not listed in the table.  
Accordingly, the development is considered as “Other Uses” which are assessed individually 
having regard to the expected traffic generation. 
 
The application has proposed the provision of sixteen (16) car spaces including one (1) accessible 
car space.  This is based on the development having a Gross Floor Area (GFA) of approximately 
3,150m2, including 35m2 of office space and applying a rate of 1 space per 300m2 for the self-
storage units (3,115/300, or 10.38 car spaces), and 35m2 for the office space (35/30, or 1.16 
spaces).  Therefore, requiring a total of 11.54 or 12 off-street car spaces. 
 
The RMS Guide to Traffic Generating Traffic 2002 recommends a rate of 1 space per 300m2 for 
warehouses but does not have a separate rate based on self-storage units. Office uses require a 
rate of 1 space per 30m2.  Self-storage units typically require vehicles to stand in front of the units 
for loading/unloading purposes and therefore do not generate a high need for formal parking.  
Applying the rate of 1 space per 300m2 for warehouses is therefore considered appropriate in this 
instance. 

Part 5.2 Flooding 
Not applicable. 

Part 5.3 Stormwater Management 
Council’s Development Engineer has provided comments and conditions concerning adequate 
disposal of stormwater. 

Part 5.4 Environmental Controls 
All the relevant considerations have been discussed elsewhere in this report or dealt with through 
conditions of consent. 

Section 7.11 and 7.12 Contributions 

MID-WESTERN REGIONAL CONTRIBUTIONS PLAN 2019 
Pursuant to Council’s Contributions Plan 2019, the development is proposing industrial 
development with a total cost of $3,741,183.80.  This requires payment of a Section 7.12 
contribution in accordance with the Plan, calculated at 1% of the proposed cost of development.   
An appropriate condition has been recommended requiring payment of the contribution amount 
prior to construction. 

Section 64 - Water/Sewer Developer Services Charges 

Water and sewer headworks were levied when the land was subdivided under DA0034/2017.  The 
proposed development will not exceed the credits existing over the lot.  Therefore, no additional 
charges are applied. 
 
4.15(1)(a) Provisions of any Planning Agreement or Draft Planning Agreement – (1)(a)(iiia) 
 
No Planning Agreements are applicable. 
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Regulations –4.15(1)(a)(iv) 
 

ENVIRONMENTAL PLANNING AND ASSESSMENT REGULATION 2021 
No matters prescribed by the Regulations impact determination of the Development Application. 

 Likely impacts of the development – 4.15(1)(b)¹ 
¹ Including environmental impacts on both the natural and built environments, and social and economic impacts in the locality 

(A) CONTEXT AND SETTING 
The proposal is appropriate with regards to the surrounding context and setting. 

(B) ACCESS, TRANSPORT AND TRAFFIC 
The implications of additional traffic and suitable access are discussed throughout this report. The 
proposal is considered appropriate. 

(C) PUBLIC DOMAIN 
The development will not impact the public domain in terms of recreation opportunities, the 
amount, location, design, use and management of public spaces, or pedestrian linkages between 
public spaces. 

(D) UTILITIES 
All relevant utilities are available or can be made readily available to the site. 

(E) HERITAGE 
Not applicable. 

(F) OTHER LAND RESOURCES 
No impact expected on the conserving and the use of valuable land, such as productive 
agricultural land, mineral or extractive resources, or water supply catchments. 

(G) WATER 
No significant impact expected. 

(H) SOILS 
No significant impact expected. The land is not known to be affected by subsidence, slip or mass 
movement, subject to contamination, and will not result in significant soil erosion or degradation. 

(I) AIR AND MICROCLIMATE 
The development is not expected to impact air quality or microclimatic conditions. 

(J) FLORA AND FAUNA 
Not applicable. 

(K) WASTE 
Waste service available. 

(L) ENERGY 
Not applicable. 
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(M) NOISE AND VIBRATION 
Not applicable. 

(N) NATURAL HAZARDS 
The subject site mapped as being bushfire prone (vegetation buffer), as seen in Figure 6 below.   

 
Figure 6: Bushfire Prone Land Map 
 
The requirements of Planning for Bushfire Protection 2019 have been considered in relation to 
non-residential development as follows: 
 
1. To provide safe access to / from the public road system for firefighters providing property 

protection during a bush fire and for occupant egress for evacuation. 
 
Comment:  The development will have direct access to public roads within the subdivision 
which connect to Hill End Road.  No additional conditions to be included. 

 
2. To provide suitable emergency and evacuation (and relocation) arrangements for occupants 

of the development. 
 
Comment:   An Emergency and Evacuation Plan is to be prepared as part of the ongoing 
operation of the site. A suitable condition of consent is recommended to be imposed.   

 
3. To provide adequate service of water for the protection of buildings during and after the 

passage of bush fire, and to locate gas and electricity so as not to contribute to the risk of fire 
to a building; and 
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Comment:  The development will be connected to reticulated services including hydrants in 
accordance with PfBP requirements (as per requirement by RFS under the subdivision 
consent).  

 
4. Provide for the storage of hazardous materials away from the hazard wherever possible. 

 
Comment:  A suitable condition of consent is recommended to be imposed. 

 
(O) TECHNOLOGICAL HAZARDS 
 
There are no known risks to people, property or the biophysical environment, resulting from 
technological or industrial hazards, or building fire risk. 

(P) SAFETY, SECURITY AND CRIME PREVENTION 
Increased passive surveillance as a result of the proposed development. 

(Q) SOCIAL IMPACT IN THE LOCALITY 
Generally positive. 

(R) ECONOMIC IMPACT IN THE LOCALITY 
Generally positive. 

(S) SITE DESIGN AND INTERNAL DESIGN 
Adequate as discussed throughout this report. 

(T) CONSTRUCTION 
To comply with the BCA where relevant. 

(U) CUMULATIVE IMPACTS 
Nil. There are no known impacts that have the potential to act in unison, in terms of space or time, 
or owing to their repetitive nature, that would produce an effect greater or different than the sum of 
the separate parts. 

 Suitability of Site for Development – 4.15(1)(c) 

(A) DOES THE PROPOSAL FIT IN THE LOCALITY? 
Yes. There are no hazardous land uses or activities nearby, there are no constraints posed by 
adjacent developments and there are adequate utilities and transport facilities in the area available 
for the development. 

(B) ARE THE SITE ATTRIBUTES CONDUCIVE TO DEVELOPMENT? 
Yes. The site is not subjected to any natural hazards, and the project will not impact any critical 
habitat, threatened species, populations, ecological communities or endangered habitats on the 
site. 

 Submissions made in accordance with Act or Regulations – 4.15(1)(d) 

(A) PUBLIC SUBMISSIONS 
The application was not required to be notified or advertised in accordance with the Mid-Western 
Regional Community Participation Plan 2019. No submissions were received during the 
assessment period. 
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(B) SUBMISSIONS FROM PUBLIC AUTHORITIES 
The application was referred to Essential Energy under 2.48(1) of the SEPP which is has been 
discussed previously in this report. 

 The Public Interest – 4.15(1)(e) 

(A) FEDERAL, STATE AND LOCAL GOVERNMENT INTERESTS AND COMMUNITY 
INTERESTS 
No significant issues in the interests of the public are expected as a result of the proposed 
development. 

 CONSULTATIONS 

(A) HEALTH AND BUILDING 
Council's Health & Building Surveyor has not raised any concerns with the proposal, subject to 
standard conditions. 

(B) TECHNICAL SERVICES 
Council's Development Engineer has not raised any concerns with the proposal subject to 
standard conditions. 
 
Community Plan implications 
Theme Building a Strong Local Economy 
Goal A prosperous and diversified economy 
Strategy Support the attraction and retention of a diverse range of businesses and industries 
 
Strategic implications 
Council Strategies 
Not applicable 
 
Council Policies 
Mid-Western Regional Development Control Plan 2013 
Mid-Western Regional Contributions Plan 2019 
Mid-Western Regional Community Participation Plan 2019 
Mid-Western Regional Developer Servicing Plan 2008 
Access to Premises Policy  
 
Legislation 
Environmental Planning & Assessment Act 1979 
Environmental Planning and Assessment Regulation 2021 
Mid-Western Regional Local Environmental Plan 2012 
Roads Act 1993 
 
Financial implications 
Should the applicant seek to appeal the decision of Council to the Land and Environment Court, 
the costs associated with an appeal will be required to be funded by Council. 
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.1 

 

52 
 
 
 

 

Associated Risks 
Should Council refuse the application, the applicant may seek a further review of this decision or 
appeal through the Land & Environment Court. 
 
 
 

SARAH HOPKINS 
PLANNING COORDINATOR 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

10 April 2025 
 
Attachments: 1. Proposed Plans. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.2 DA0049/2025 Development Application - Demolition of 
existing dwelling and construction of replacement dwelling - 34 
Gladstone Street, Mudgee NSW 2850 (Lot 100 DP1300907) 

REPORT BY THE PLANNING COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, DA0049/2025 

    
RECOMMENDATION 
 
That Council: 
 
A. receive the report by the Planning Coordinator on the DA0049/2025 Development 

Application - Demolition of existing dwelling and construction of replacement 
dwelling - 34 Gladstone Street, Mudgee NSW 2850 (Lot 100 DP1300907); 

B. refuse DA0049/2025 Development Application - Demolition of existing dwelling 
and construction of replacement dwelling - 34 Gladstone Street, Mudgee NSW 
2850 (Lot 100 DP1300907) based on the following reason/s: 

1. The existing dwelling contributes to the Mudgee Heritage Conservation Area.  
The demolition of the dwelling is contrary to the aims and objectives of the 
Mid-Western Regional Local Environmental Plan 2012 and Clause 5.10 
Heritage Conservation of the Mid-Western Regional Local Environmental 
Plan 2012 in that the application does not conserve the heritage significance 
of the heritage conservation area. 

 

Executive summary 
OWNER/S Marina and Peter Segal 
APPLICANT: Railene Geddes 
PROPERTY DESCRIPTION 34 Gladstone Street, Mudgee NSW 2850 

Lot 100 DP1300907 
PROPOSED DEVELOPMENT Demolition of existing dwelling, construction of 

new dwelling and workshop 
ESTIMATED COST OF DEVELOPMENT: $650,000 
REASON FOR REPORTING TO COUNCIL: Two councillors called up the application 
PUBLIC SUBMISSIONS: Nil 
 
Council is in receipt of Development Application DA0049/2025 that seeks approval to demolish the 
existing dwelling and construct a new dwelling and workshop, located at 34 Gladstone Street 
MUDGEE NSW 2850, Lot 100 DP1300907, received by Council on 2 September 2024.  
 
The site is located within the Mudgee Heritage Conservation Area and contains an existing 
dwelling, carport and shed.  The dwelling was constructed in approximately 1909 and contributes 
to the Heritage Conservation Area, being readily recognisable as dating from the Federation 
period.  The dwelling is located in a residential area within a row of existing dwellings from the 
Federation era.     
 
It is proposed to demolish all the existing structures on the land and construct a new single storey 
dwelling with attached garage and workshop in the rear yard.   
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The application was accompanied by a Statement of Heritage Impact and has been reviewed by 
Council’s appointed Heritage Adviser who has also undertaken multiple site inspections of the site.   
 
Consideration to the appropriateness of the proposed demolition of the existing dwelling has been 
undertaken in accordance with the requirements of Clause 5.10 of the Mid Western Regional Local 
Environmental Plan.  It should be noted that the demolition of a contributory building will impact on 
the heritage significance of the conservation area even if the replacement building “fits” into the 
conservation area.  This is because the replacement dwelling does not address the heritage impact 
of the original heritage fabric which has been removed.    
 
In this case, the demolition of the building is not supported as the building contributes to the 
Mudgee Heritage Conservation area and available information does not demonstrate that 
demolition of the dwelling is warranted due to its physical state.    
 
The application was notified in accordance with the Mid-Western Regional Community 
Participation Plan 2019, for a period of 14 days, as the building is within a Heritage Conservation 
Area.  No submissions were received in relation to the proposal. 
 
The application has been referred to Council for consideration as it exceeds staff’s Delegation of 
Authority, in that two Councillors have called up the application in writing. 
 
The applicant does not share the views of Council’s technical staff and heritage adviser and is 
seeking a different outcome by having the matter decided by Councillors. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Subject site and surrounding area 
 
The subject site, known as 34 Gladstone Street, Mudgee (Lot 100 DP1300907) is 506m2 in size 
and located on the north side of Gladstone Street between Lewis and Lawson Streets.  The site is 
rectangular in shape and contains an existing dwelling with a carport on its eastern side and shed 
to the rear.  Figure 1 provides an aerial image and Photo 1 shows a photo of the subject site as 
viewed from Gladstone Street.   
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Figure 1: Aerial Image of subject site and surrounding area 
 

 
Photo 1: Subject site – view from Gladstone Street  
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The site is located within the Mudgee Heritage Conservation Area where the surrounding area is 
residential in nature.  The subject site sits within a row of federation era dwellings as shown in 
Photos 2 and 3.  A heritage item is located two houses to the east of the site. 
 

 
Photo 2: Street view to the west of the subject site. 
 

 
Photo 3: Street view to the east of the subject site. 
 
 
 

Subject Site 

Subject Site 

Heritage Item 
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Development details 
 
The application proposes the following: 
 

- Demolition of the existing dwelling, carport and shed. 
- Construction of a new single storey dwelling with attached garage.  The dwelling will 

contain three bedrooms with an open plan living, kitchen and dining area and alfresco at 
the rear. 

- Construction of a “workshop” 
 
Figures 3 and 4 below show the proposed site plan and front elevation of the development.  A full 
set of plans is available in Attachment 1. 
 

 
Figure 2: Proposed site plan 
 

 
Figure 3: Proposed front elevation 
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LEGISLATIVE REQUIREMENTS 

 Environmental Planning and Assessment Act 1979 

Designated Development 
The development proposal is not considered to be Designated Development, in accordance with 
Schedule 3 of the Environmental Planning and Assessment Regulation 2021 (EP&A Regs). 

Integrated Development 
The development proposal is not considered to be Integrated Development, in accordance with 
section 4.46 of the Environmental Planning and Assessment Act 1979 (EP&A Act). 

 ASSESSMENT 

The application has been assessed in accordance with Section 4.15 of the Environmental 
Planning & Assessment Act 1979. The main issues are addressed below as follows. 

 4.15(1)(a) Requirements of Regulations and Policies 

(i) Do any environmental planning instruments (SEPP, REP or LEP) apply to the land to which the 
Development Application relates? 

STATE ENVIRONMENTAL PLANNING POLICY (BIODIVERSITY AND CONSERVATION) 2021 
The proposed development will not require removal of vegetation or koala habitat under this Policy. 
Therefore, no further consideration of this SEPP is considered necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (SUSTAINABLE BUILDINGS) 2022  

The proposal involves development that requires the issue of a BASIX certificate. The applicant 
has provided the relevant BASIX certificate and a condition of consent may be included ensuring 
that the commitments be met as listed in the certificate, should the application be supported. 

STATE ENVIRONMENTAL PLANNING POLICY (INDUSTRY AND EMPLOYMENT) 2021 
The proposed development does not involve Advertising or Signage nor is impacted by any other 
requirements of this Policy. Therefore, no further consideration of this SEPP is considered 
necessary.   

STATE ENVIRONMENTAL PLANNING POLICY (PLANNING SYSTEMS) 2021  
The proposed development is not State or Regionally Significant Development nor is impacted by 
any other requirements of this Policy. Therefore, no further consideration of this SEPP is 
considered necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (RESILIENCE AND HAZARDS) 2021 
Pursuant to section 4.6 of the Policy, a site inspection and a search of council’s records did not 
reveal any potentially contaminating activities upon the site. Accordingly, no further consideration is 
necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (RESOURCES AND ENERGY) 2021 
The proposed development is not impacted by any requirements of this Policy. Therefore, no 
further consideration of this SEPP is considered necessary. 

https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-1992-0204
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-1992-0129
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2019-0658
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2017-0494
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2009-0364
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2007-0065
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STATE ENVIRONMENTAL PLANNING POLICY (TRANSPORT AND INFRASTRUCTURE)  
Pursuant to section 2.48, the development will not have impact on underground electricity power 
lines, distribution pole or tower. There are no electrical easements that constrain the subject site 
and therefore no further consideration of this SEPP is considered necessary. 

MID-WESTERN REGIONAL LOCAL ENVIRONMENTAL PLAN 2012 (MWRLEP 2012) 

The following clauses of Mid-Western Regional Local Environmental Plan 2012 have been 
assessed as being relevant and matters for consideration in assessment of the Development 
Application. 

Clause 1.2 Aims of Plan 
The application is not contrary to the relevant aims and objectives of the plan. 

Clause 1.4 Definitions 
The proposal is defined in accordance with the MWRLEP 2012 as a: 
dwelling means a room or suite of rooms occupied or used or so constructed or adapted as to be 
capable of being occupied or used as a separate domicile. 
dwelling house means a building containing only one dwelling. 

Note— 

Dwelling houses are a type of residential accommodation—see the definition of that term in this 
Dictionary. 

Clause 2.2 Zoning of Land to Which Plan Applies 
The land is zoned R3 Medium Density Residential and is therefore subject to the Plan. 

Clause 2.3 Zone objectives and Land Use table 
The land is zoned R3 Medium Density Residential pursuant to MWRLEP 2012. The proposal, 
being a dwelling house is permissible with consent in the zone and complies with the relevant 
objectives. 
The objectives of the zone and how the proposal satisfies the objectives is addressed below: 

R3 Medium Density Residential 

1. To provide for the housing needs of the community within a medium density residential 
environment. 

Comment The proposal will contribute to the housing needs of the community as expected in the R3 
zone. 

2. To provide a variety of housing types within a medium density residential environment. 
Comment The proposal will contribute to the variety of housing types available in Mudgee. 

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

Comment Not applicable 

4. To encourage higher-density residential development that is sympathetic to and compatible with 
the existing character of the Mudgee Heritage Conservation Area. 

Comment Not applicable, the application proposes a single dwelling and does not include higher-density 
residential development. 

https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2007-0065
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Clause 2.7 Demolition requires development consent 
In satisfaction of this clause, the development application seeks approval for the demolition of the 
existing dwelling and shed. 

Clause 4.3 Height of buildings 
The subject site is mapped for a maximum height limit of 8.5 metres above existing ground level. 
The development is proposed at a height of 5.2 metres and therefore complies. 

Clause 4.6 Exceptions to development standards 
Not applicable. 

Clause 5.3 Development near zone boundaries 
Not applicable. 

Clause 5.4 Controls relating to miscellaneous permissible uses 
The proposal does not include any of the listed uses contained under this clause. 

Clause 5.10 Heritage Conservation 
The site is located within the Mudgee Heritage Conservation Area with a Heritage Item located at 
30 Gladstone Street (two dwellings to the east of the subject site). 
The key objectives of clause 5.10 of the MWRLEP 2012 is: 

(a) to conserve the environmental heritage of Mid-Western Regional, 
(b) to conserve the heritage significance of heritage items and heritage conservation areas, 

including associated fabric, settings and views, 
(c) to conserve archaeological sites, 
(d) to conserve Aboriginal objects and Aboriginal places of heritage significance. 

Under Clause 5.10(4), Council must, before granting consent under this clause, consider the effect 
of the proposed development on the heritage significance of the area concerned.  In this case, as 
the dwelling is contributory to the heritage conservation area, the demolition of the existing dwelling 
is not supported.  This is further discussed below. 
The development application was supported by a Statement of Heritage Impact (SoHI) which along 
with the supporting documents provided with the application was referred to Council’s Heritage 
Adviser.  Council’s Heritage Adviser has reviewed the documentation and has undertaken multiple 
site inspections.   
A copy of the SoHI provided with the application can be found in Attachment 2.   
A full copy of comments provided from Council’s Heritage Adviser is available in Attachment 3. 
Description of the house and contribution to Heritage Conservation Area 
The house was built in 1909 and can be classed as a late Federation bungalow.  It is located within 
a row of existing dwellings from the same era and contributes to the Mudgee Conservation Area 
given it is readily recognisable as dating from the Federation period and having only minor or 
reversible alterations.     Council’s Heritage Adviser has provided the following commentary in 
relation to the history and description of the existing house: 

“The Statement of Heritage Impact (SOHI) suggests that the house was built in 1909.  This is 
consistent with the physical evidence.  The house is of one storey and has a front veranda, 
so can be classed as a late Federation bungalow.   
Viewed from the street, it is symmetrical, with a large street-facing gable, central front door 
with windows on each side and a full width front veranda under a skillion roof.   
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General Extent of Original Fabric 

The SOHI claims that the house has “very little original fabric” (last para, p.8).  This is 
simply not correct.  The principal form of the building, the front veranda, all the internal and 
external walls, the wall finishes, the roof framing, the door and window openings, the 
windows, and much of the interior fabric is original.  The corrugated roofing has been 
replaced with similar roofing.  In fact, almost all the visible fabric is original. 
Walls 
Throughout the SOHI there are claims that the walls are a mix of “bush” (in situ) concrete 
and solid brick.  There is no evidence at all for this claim.  Visual inspection confirms that the 
thickness of the walls is inconsistent with either solid or cavity wall construction. Externally, 
the walls are coated with cement render with an ashlar-ruled pattern.  This treatment is 
common on Victorian walls but there are occasional examples of its use on Federation style 
houses in Mudgee. Internally the walls are plastered, but at the time of the site visit several 
floors had been taken up.  Naturally there is no plaster below skirting board level so that it 
was possible to ascertain that there are no brick walls under the main roof.  The walls 
are consistently built of in situ “bush concrete.”   

 
In this form of construction, concrete footings are poured in trenches in the normal way.  
Then the walls are constructed by pouring concrete between timber forms, between 100 and 
300 mm apart.  A small and therefore important percentage of the houses constructed in 
Mudgee in the early 20th century were constructed with bush concrete.  (There is a higher 
proportion in Rylstone.) 

 
Gable 
The SOHI states (p.5), Physical evidence indicates that around 1938, 30 years later, the 
house was given a new look with an art deco style verandah, and simple large single gabled 
facing Gladstone Street. There is no documentary evidence to support this claim, and no 
suggestion is provided regarding any earlier appearance. 

 
As claimed in the SOHI the front gable is now clad with modern vertical boarding.  But the 
SOHI suggests that the gable form itself is not original.  A photograph provided by the 
applicant taken inside the roof space clearly confirms that the gable form and timber 
framing are original.  Only the cladding has been replaced. 

 
Veranda 
The SOHI also suggests that the veranda was added late in the inter war period.  No 
evidence is provided in support of this assertion.  Houses of this period, free-standing and 
set back from the street, invariably had front verandas.  The veranda in question has an in 
situ concrete balustrade, battered (sloping) piers and roughcast finish. Both the form and 
the finish are entirely consistent with the construction date.   

 
Council’s Heritage Adviser has made the following comments in relation to the contribution of the 
house to the heritage significance of the conservation area: 
 

“A heritage conservation area is more than a collection of individual heritage items.  It is an 
area in which the historical origins and relationships between the various elements create a 
sense of place that is worth keeping.  

 
A heritage area is identified by analysing its heritage significance and the special 
characteristics which make up that significance.  These may include the subdivision pattern, 
the consistency of building materials or the common age of its building stock.  The least 
important characteristic is the “look” of the place, although the commonly held community 
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view is that this is the determining factor. (Heritage Office and Department of Urban Affairs 
and Planning, Conservation Areas, 1996, p.3.) 

 
The SOHI notes (p.3, top) that the house is not in close vicinity of any heritage listed 
item however it does form a contributory item within a row of 1920’s ‘Californian’ bungalows. 
It also notes (Summary, p. 3), The existing house is contributory when first seen.  It goes 
on,….it has low significance as an unlisted house.   

 
The house is not individually listed as a heritage item.  The issue is not whether it meets the 
gazetted criteria for significance in its own right, but the contribution it makes to the heritage 
significance of the conservation area.   

 
The house is clearly contributory, being readily recognisable as dating from the 
Federation period and having only minor or reversible alterations.” 

Condition of the Dwelling 
 
The SoHI (page 12) proposes demolition of the existing dwelling and states: 
 

“Demolition is proposed because the existing house is very poorly constructed and has been 
altered many times leaving a residence that is unhealthy and structurally deficient. Its west 
wall is kept in place by a large concrete beam shoring up the side wall. Rising damp is prolific 
with a front raised pavement, and the west wall ground beam, preventing any ventilation. The 
west wall is unrepairable in-situ and the poor quality construction are just some of the issues. 
A mix of bush concrete walls and original brick walls and minimal ventilation are a MAJOR 
problem.” 

 
Council’s Heritage Adviser undertook a number of site inspections and sought additional 
information from the applicant to verify the alleged poor condition of the dwelling, particularly in 
relation to the west wall.  The west wall is alleged to be unrepairable, however the external 
condition of the wall was unable to be viewed during site inspections as it is obscured by cladding 
which has not been able to be removed.    Photographs, a follow-up letter from the applicant’s 
Heritage Consultant and a builder’s report were also provided in support of the demolition.  
Attachment 4 provides a copy of these two reports.   
 
Review of these documents, however, did not sufficiently address the concerns raised.  Council’s 
Heritage Adviser has made the following comments in relation to the condition of the dwelling, 
noting that the dwelling is generally in good condition and addressing the issues of poor quality 
construction (including the condition of west wall), rising damp, poor sub floor ventilation raised by 
the applicant: 
 

“The SOHI and other documentation contain numerous claims that the house suffers from 
structural defects, poor sub-floor ventilation and rising damp.  Past alterations such as the 
sheeting over the western wall with metal cladding, the presence of a large concrete mass at 
the base of that wall, and the replacement of particle board flooring have been advanced as 
evidence of what are claimed to be serious defects.   

 
It is not practicable in the context of this report to address each such instance. At the outset 
is stressed that 

 
• poor ventilation causing decay in timber, sub-floor water flow, rising damp and structural 

failure are separate issues 
• past attempts to rectify perceived problems may have been misguided 
• the applicants have declined to remove the cladding from the western wall, while claiming 

that it is in poor condition and seeking consent to demolish the entire house. 
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• On the site visit, the house appeared to be in generally good condition. 
 

Structural condition of the walls generally 
The external walls exhibit a small number of irregular hairline cracks.  These are consistent 
with normal shrinkage in concrete and settlement in the footings.  They present no danger, 
and there is no suggestion in the submitted documentation to the contrary.   

 
The western wall 
Internally, what appears to have been a crack in the front and western walls had been 
patched with plaster ready for painting at the time of the site visit. The SOHI claims, This 
western wall appears to be failing and a large concrete beam has been laid beside it, 
presumably to stop the west wall moving out and leaning. 

 
The applicants have declined to remove the cladding, though this could easily be done. They 
advise that it was present when they purchased the house and that they are unaware of the 
condition of the wall behind.  In the heritage advisors experience, walls which are in good 
condition are frequently clad simply to avoid the need for future painting. 

 
For these reasons, the Heritage Adviser cannot accept the contention that is wall exhibits 
any faults.   

 
As to the so called beam, there is no obvious structural reason to lie a boom in dislocation in 
order to stop the wall spreading outwards at the base.  The weight of the wall acts vertically.  
The only lateral thrust which causes walls to fail occurs when a roof spreads outwards at the 
top.  It is conceivable that the beam actually extends under the footing with an L shaped 
section, IE that it is underpinning, designed to prevent uneven vertical subsidence. That 
appears to be unlikely, but if it is the case, then it has been successful. 

 
It may simply be a rough concrete path.  It is most unlikely that it is a misguided attempt to 
stop water flowing under the house from the west, because the existing wall and footing 
simply must prevent this if it were indeed to occur. 

 
Subfloor ventilation 
During the site visit, the owners advised that they had more than once replaced particle 
board floors which had decayed due to dampness in the air under the floors. This would 
seem to have been an unwise procedure.  However it does provide evidence that there can 
be an excessive concentration of port water vapour in the air under the floor.  It was noted 
that the floor framing was clear of the ground surface underneath, although it was less 
clearance than currently prescribed by the Building Code of Australia.  This would be the 
case with many, indeed perhaps the majority of, houses in the Conservation Area.  Most of 
these would not have had the flooring replaced.  In the present case, the flooring cannot 
have been replaced at anything like the intervals between the last two attempts. 

 
The reasons why flooring normally survives, as long as it is not in contact with the ground, 
are twofold: 
• adequate subfloor ventilation, and 
• ensuring that water from the roof, flowing across the site, and flowing beneath the soil 

surface does not flow under the house. 
 

In the present case, there appears to be rather more water flowing under the house from one 
of these sources then is usually the case.  The owners advised that the storm water system 
is functioning and discharges all roof water to the street gutter, but they may be mistaken in 
this regard. As noted previously it was not possible to inspect all the guttering and roof 
plumbing, due to the presence of savage dogs in the back garden. 
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The ground floor is below street level and while surface water does not appear to enter the 
house, subsurface water will be doing so. There are several locations in Mudgee where 
former water courses have been filled in, but the soil is sufficiently porous for subsurface 
flows to occur. If this is the case, an agricultural drain running across the direction of flow 
would intercept such excessive water. 

 
Once any such introduced excessive water is removed, the question of subfloor ventilation 
still needs to be addressed. It is possibly inadequate, but can easily be addressed by the 
insertion of additional openings in the side walls, and internal also if necessary.  The flow can 
be augmented by the installation of inexpensive low powered electric fans. 

 
Rising damp 
On the site inspection only one very small area of possible rising damp was observed.  
Rising damp is unrelated to the question of subfloor ventilation.  It occurs when water in the 
soil at the base of a wall migrates upwards through the wall by capillary traction.  In masonry 
walls, a damp proof course, a thin layer of impermeable material, is inserted into the base of 
the wall. This prevents water rising further up the wall.  Damp proof courses can fail if they 
are fractured or bridged.    

 
It is of course not normal practise to insert a damper of course in an in situ concrete wall.  
The concrete itself is normally impervious. (It is normal practise to lie waterproof membrane 
under a concrete floor slab, but this is to contain the concrete when it is wet, not to prevent 
subsurface water from penetrating it.)  It is true that occasionally a Bush concrete wall will not 
be sufficiently dense to provide a complete barrier, and that is claimed to be the case in the 
present situation.  If this is so, and the wall is sufficiently permeable to allow the passage of 
water, it is equally capable of absorbing a low pressure injected damp proof course.  (Note 
that this has been confirmed with Mr. Barrie Cooper, a world expert on rising damp and part 
author of several publications on the topic by the Heritage Councils of NSW and Victoria.)  
Indeed Mr. Cooper has occasion to visit Mudgee occasionally and would be available to 
advise further if desired. 

Conclusion 
Council’s Heritage Advisers’ review of the proposal including the SoHI and other submitted 
supportive documents and photographs does not support demolition of the dwelling.  It is 
established that the building contributes to the Mudgee Heritage Conservation area and that based 
on the information available, the condition of the building does not warrant its demolition.   
 
Arguments that the replacement building will be sympathetic to the streetscape does not justify the 
demolition of the dwelling, as this does not address the heritage impact resulting from the loss of 
original heritage fabric and its contribution to the conservation area. 
 
Assessing staff have the same views as Council’s appointed Heritage Adviser and accordingly, the 
objectives of Clause 5.10 to conserve the heritage conservation area including associated fabric, 
settings and views, is not achieved.   
 
Therefore, the demolition of the building is not supported and the application refused.  

Clause 5.16 Subdivision of, or dwellings on, land in certain rural residential or conservation 
areas 
Not applicable. 

Clause 5.21 Flood planning 

Council’s Mapping system indicates the site is not affected by flooding during the 1% AEP flood 
event. The road frontage of the site is inundated to a level of approximately RL 459m AHD, with 
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the Flood Planning Level for the site therefore being RL 459.5m AHD. The plans show the finished 
floor level at RL 459.78m AHD. 

This arrangement is considered acceptable, and engineering conditions can be included should the 
application be supported. 

Clause 6.1 Salinity 
The proposal only involves minimal earthworks and is not expected to significantly affect the 
process of salinisation. 

Clause 6.3 Earthworks 
The proposal involves only minor earthworks to prepare the site for the development. The works 
are not expected to generate any significant impacts as listed in Clause 6.3(3). Conditions of 
consent have been included to ensure any earthworks related activities are carried out 
appropriately and minimise impacts upon neighbouring properties. 

Clause 6.4 Groundwater vulnerability 
The site is identified as groundwater vulnerable in accordance with Council’s mapping. No broad 
excavation is needed to facilitate the proposal and no significant impacts upon those matters 
contained within clause 6.4(3) is expected as a result of the proposed development. Given the 
extent of excavation, it is considered that the development would not cause groundwater 
contamination, adversely affect any groundwater dependent ecosystems, will not cumulatively 
impact potable water supply, and therefore no special measures, or conditions of consent would be 
considered necessary. 

Clause 6.5 Terrestrial biodiversity 
The proposal is not located in any area identified as ‘Moderate or High Biodiversity Sensitivity’. 

Clause 6.7 Active street frontages 
Not applicable. The site is not located within the area mapped as ‘Active street frontage’. 

Clause 6.8 Airspace operations – Mudgee Airport 
The proposal will not penetrate the relevant height limits for safe operation of the Mudgee Airport. 

Clause 6.9 Essential Services 
All essential services that are relevant to the proposal are available or will be available as a result 
of the proposed development. 

Clause 6.10 Visually sensitive land near Mudgee 
The land is not located within the area identified within the visually sensitive land map. 

Clause 6.16 Development on land in Zone E4 
Not applicable 

4.15(1)(a) Requirements of Regulations and Policies 

(ii) Draft environmental planning instruments (EPI) 

No draft environmental planning instruments apply to the land to which the Development 
Application relates. 
(iii) Any development control plans 
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MID-WESTERN REGIONAL DEVELOPMENT CONTROL PLAN 2013 
An assessment is made of the relevant chapters and sections of this DCP. Those chapters or 
sections not discussed here were considered not specifically applicable to this application or are 
discussed elsewhere in this report. 

Part 2 Fast Track Development Applications 

Part 2.1 General Housing and Ancillary Structures “Deemed to Satisfy” Provisions 
DEVELOPMENT CONTROL REQUIREMENT COMMENT / COMPLIES 
Building Setback from the street  

Zones R1, R2 and R3 where Lot size is less than 900m²: 
4.5m and 5.5m to the garage 

Complies 
Building setback is 5.3m 
Garage setback is 8.47m 

Building Side/Rear setback  

Zones R1, R2 and R3 where Lot size is less than 900m²: 
900m 

West boundary – 900mm – 
Complies 
East boundary – 195mm (garage) 
– Does not comply 
Rear boundary (north) – 150mm 
(workshop) – Does not comply 
 
The applicant has provided a 
satisfactory justification for these 
variations. The variations to the 
setbacks will not have an adverse 
impact on adjoining properties or 
the streetscape and are readily 
capable of being constructed in 
accordance with the relevant BCA 
requirements with regards to fire 
separation. 

Building Secondary Frontage for corner lots setback  
Zones R1, R2 and R3 where Lot size is less than 900m²: 0m 
for garages in laneways 2m to side boundary Not applicable 

Building height   
Single storey building with a FFL of less than 1 metre above 
Natural Ground Level Complies 

Privacy  

Dwellings must be single storey and have a finished floor 
level less than 1,000mm above the natural ground level. Complies 

Design  

75% of internal living areas shall receive at least three hours 
effective sunlight between the hours of 9.00am and 3.00pm 
on 21 June (Winter solstice) 

Complies 

80m2 of private open space is provided with a minimum 
dimension of 5 metres. Complies 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.2 

 

67 
 
 
 

 

DEVELOPMENT CONTROL REQUIREMENT COMMENT / COMPLIES 
No windowless facades at the street frontage(s). Complies 

Street frontage elevations contain minimum 5% openings Complies 

The garage door or carport does not exceed 45% of the front 
elevation Complies 

For corner allotments no fences, structures or landscaping 
exceeding 1 metre in height are to be located within the 
triangle formed by a sight line 12 metres x 6 metres form the 
intersection of the two street boundary lines. 

Not applicable 

Building is not a transportable or relocated dwelling Complies 

Parking  
Provision for parking of two vehicles including at least one 
space undercover. 

Complies – garage with tandem 
space behind provided. 

Utilities  
Buildings are located clear of utility infrastructure Complies 
Building is not located within an easement for the purpose of 
utility infrastructure 

Complies – no water and sewer 
main located within the site. 

Structures are located a minimum of 1500mm from the 
centre of water and sewer main 

Complies – no water and sewer 
main located within the site. 

Details of water supply and sewer reticulation have been 
provided:  

If available within 500m applicant has proposed connection 
to reticulated network Complies 

Where no water supply is available, applicant has provided a 
minimum 60,000 litres which includes a minimum of 20,000 
litres reserved for firefighting purposes 

Not applicable 

Where no reticulated sewer is present, the applicant has 
proposed onsite disposal in accordance with Section 68 of 
the Local Government Act 1919 

Not applicable 

If reticulated services have not been proposed the site is a 
minimum of 5ha in size Not applicable 

All storm water flows to a gravity system Complies 
Buildings are not located in the path of overland flow Complies 
Fencing  
Front fences are open panel, do not exceed 1.2 metres in 
height and are not of Colorbond material construction 

Not applicable – no new fencing 
proposed. 

Where a street fence is proposed, the section of side fence 
located in front of the building setback shall be open or a 
combination of open panels and masonry columns to match 
the front fence. 

Not applicable – no new fencing 
proposed. 

Dividing fences is not to adversely affect the flow of surface 
water or create flooding problems to adjoining properties. 

Not applicable – no new fencing 
proposed. 

Maximum height of side and rear fences behind the building Not applicable – no new fencing 
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DEVELOPMENT CONTROL REQUIREMENT COMMENT / COMPLIES 
line to be 1.8 metres proposed. 

Access  
• All weather two wheel drive access  
• Driveways to be located a minimum of 6m from an 

intersection.  
• For rural area the minimum sight distances-is 250m in 

the 100km/hr speed zone and 180km/hr for the 
80kmzone  

• Where the driveway exceeds a slope of 6 % appropriate 
erosion and sediment control is to be incorporated into 
the design of the access. 

Able to comply subject to 
condition 

Garages, Outbuildings  

Outbuildings must not negatively affect the amenity of the 
streetscape or adjoining properties Complies 

Urban areas where <750m2: 50m2 maximum shed size Complies – workshop has a floor 
area of 28m2 

Maximum building height of 4.5 metres from natural ground 
level to the ridge in urban areas on lots less than 2,000m2 

Complies – workshop has a 
maximum height of 3.2m 

Development near Ridgelines  

Development roofline must not project above the ridgeline 
where visible from any public road or place Not applicable 

Slope & Cut and Fill  
The slope of the site does not exceed 15% Complies 
Cut is limited to 1m No cut proposed 

Fill is limited to 600mm and is made up of clean fill and is 
accompanied by a geo-technical assessment demonstrating 
compaction complies with Australian Standards. 

Complies – fill up to 300mm 
proposed within the footprint of 
the building. 

Any cut and fill has been provided with retaining wall 
including drainage and is set back a minimum 300mm from 
the allotment boundary. 

Not applicable 

Fill does not direct stormwater onto adjoining properties and 
drainage pits for overland flow paths have been provided. Complies – subject to condition 

Cut / fill is clear of any water or sewer easements. 
Not applicable – there are not 
water / sewer easements or 
infrastructure within the site. 

Pools  
• Pools and fencing to be located behind the building line. 
• Where visible from a public place or road, details of 

screening to be provided with DA.  
• Any associated retaining walls tor decks not to exceed 

1.0 m above the natural ground surface.  
• Pool pump enclosure to be placed greater than 15 m 

from a habitable room in any dwelling adjoining the 
property or within a sound proof enclosure. 

• Compliance with the relevant Australian Standards – 

Not applicable 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.2 

 

69 
 
 
 

 

DEVELOPMENT CONTROL REQUIREMENT COMMENT / COMPLIES 
please check with Council to ascertain the correct 
standard. 

• Pools over 40,000 Litres require a BASIX Certificate to 
be provided with application 

Energy Efficiency  
• New Dwelling – Has a BASIX Certificate.  
• Alteration and Additions that do not exceed $50,000 in 

value shall provide R3 Ceiling insulation and R1.5 wall 
insulation (to be shown on the plans). 

Complies – BASIX certificate 
provided. 

Part 4.7 Tree Preservation Order 
No trees to be removed. 

Part 5.1 Car Parking 
In accordance with Council’s DCP, Section 5.1 – Car Parking, 2 spaces per dwelling are required. 
The DCP prescribes that only one space must be contained within the garage, with the second 
space being stacked in front of the garage, subject to the space being wholly contained within the 
site. 
The plans provided show a single garage and a front setback of 8.7m to provide for a stacked 
second space.  
This arrangement is considered acceptable and no further information is required with respect to 
car parking. 

Part 5.2 Flooding 
Council’s Mapping system indicates the site is not affected by flooding during the 1% AEP flood 
event. The road frontage of the site is inundated to a level of approximately RL 459m AHD, with 
the Flood Planning Level for the site therefore being RL 459.5m AHD. The plans show the finished 
floor level at RL 459.78m AHD. 
This arrangement is considered acceptable, engineering conditions could be included should the 
application be supported. 

Part 5.3 Stormwater Management 
Council’s Development Engineer has provided comments and conditions concerning adequate 
disposal of stormwater. 

Part 5.4 Environmental Controls 
All the relevant considerations have been discussed elsewhere in this report or dealt with through 
conditions of consent. 

Section 7.11 Contributions 

MID-WESTERN REGIONAL CONTRIBUTIONS PLAN 2019 

No contributions are levied.  The development is exempt from the payment of contributions under 
Section 2.7 as it relates to residential development that does not result in an increase in demand 
for local infrastructure (e.g. replacement dwelling houses). 
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Section 64 - Water/Sewer Developer Services Charges 

In accordance with the Developer Servicing Plans for Water and Sewer (August 2008), the 
development does not increase the demand or loading upon Councils infrastructure or require 
additional water, sewer or trade waste services to the land or building. No charges can therefore 
be applied under the plan. 
 

4.15(1)(a) Provisions of any Planning Agreement or Draft Planning Agreement – (1)(a)(iiia) 
 

No Planning Agreements are applicable. 
 

Regulations –4.15(1)(a)(iv) 
 

ENVIRONMENTAL PLANNING AND ASSESSMENT REGULATION 2021 

Clause 61 – Additional matters that consent authority must consider 
61(1) requires Council to consider AS2601 when consent is sought for demolition of a building. The 
application includes demolition and compliance with AS2601 has been included as a condition of 
consent, should consent be granted. 

 Likely impacts of the development – 4.15(1)(b)¹ 

¹ Including environmental impacts on both the natural and built environments, and social and 
economic impacts in the locality 

(A) CONTEXT AND SETTING 

The existing building contributes to the heritage conservation area and its demolition is not 
supported, as discussed throughout this report. 

(B) ACCESS, TRANSPORT AND TRAFFIC 

The implications of additional traffic and suitable access are discussed throughout this report. The 
proposal is considered appropriate. 

(C) PUBLIC DOMAIN 

The development will not impact the public domain in terms of recreation opportunities, the 
amount, location, design, use and management of public spaces, or pedestrian linkages between 
public spaces. 

(D) UTILITIES 

All relevant utilities are available or can be made readily available to the site. 

(E) HERITAGE 

The site is located in the Mudgee Heritage Conservation Area.  As discussed previously in this 
report the existing building contributes to the HCA and the building appears to be in good condition 
Accordingly, the demolition of the existing dwelling is not supported.    

(F) OTHER LAND RESOURCES 

No impact expected on the conserving and the use of valuable land, such as productive 
agricultural land, mineral or extractive resources, or water supply catchments. 

(G) WATER 

No significant impact expected. 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.2 

 

71 
 
 
 

 

(H) SOILS 

No significant impact expected. The land is not known to be affected by subsidence, slip or mass 
movement, subject to contamination, and will not result in significant soil erosion or degradation. 

(I) AIR AND MICROCLIMATE 

The development is not expected to impact air quality or microclimatic conditions. 

(J) FLORA AND FAUNA 

Not applicable. 

(K) WASTE 

Waste service available. 

(L) ENERGY 

Not applicable. 

(M) NOISE AND VIBRATION 

Not applicable. 

(N) NATURAL HAZARDS 

The development site is not identified as bushfire prone or flood prone and there are no known 
subsidence, slip or mass movement issues. 
 
(O) TECHNOLOGICAL HAZARDS 
There are no known risks to people, property or the biophysical environment, resulting from 
technological or industrial hazards, or building fire risk. 

(P) SAFETY, SECURITY AND CRIME PREVENTION 

Increased passive surveillance as a result of the proposed development. 

(Q) SOCIAL IMPACT IN THE LOCALITY 

N/A. 

(R) ECONOMIC IMPACT IN THE LOCALITY 

Generally positive. 

(S) SITE DESIGN AND INTERNAL DESIGN 

Adequate as discussed throughout this report. 

(T) CONSTRUCTION 

To comply with the BCA where relevant. 

(U) CUMULATIVE IMPACTS 

Nil. There are no known impacts that have the potential to act in unison, in terms of space or time, 
or owing to their repetitive nature, that would produce an effect greater or different than the sum of 
the separate parts. 
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 Suitability of Site for Development – 4.15(1)(c) 

(A) DOES THE PROPOSAL FIT IN THE LOCALITY? 

Yes. There are no hazardous land uses or activities nearby, there are no constraints posed by 
adjacent developments and there are adequate utilities and transport facilities in the area available 
for the development. 

(B) ARE THE SITE ATTRIBUTES CONDUCIVE TO DEVELOPMENT? 

Yes. The site is not subjected to any natural hazards, and the project will not impact any critical 
habitat, threatened species, populations, ecological communities or endangered habitats on the 
site. 

 Submissions made in accordance with Act or Regulations – 4.15(1)(d) 

(A) PUBLIC SUBMISSIONS 

The application was notified, in accordance with Mid-Western Regional Community Participation 
Plan 2019, for a period of 14 days, ending 23 September 2024. During the notification period, 0 
submission/s were received. 

(B) SUBMISSIONS FROM PUBLIC AUTHORITIES 

No submissions were sought or received from public authorities. 

 The Public Interest – 4.15(1)(e) 

(A) FEDERAL, STATE AND LOCAL GOVERNMENT INTERESTS AND COMMUNITY INTERESTS 

No significant issues in the interests of the public are expected as a result of the proposed 
development. 

 CONSULTATIONS 

(A) HEALTH AND BUILDING 

Council's Health & Building Surveyor has not raised any concerns with the proposal, subject to 
standard conditions. 

(B) TECHNICAL SERVICES 

Council's Development Engineer has not raised any concerns with the proposal subject to 
standard conditions. 

(C) HERITAGE ADVISER 

Council’s Heritage Advisor has raised concerns in relation to the proposal and does not support the 
demolition of the dwelling as discussed throughout this report.  A full copy of Council’s Heritage 
Adviser comments can be found in Attachment 3. 
 
Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Respect and enhance the historic character of our region and heritage value of our 

towns 
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Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Mid-Western Regional Development Control Plan 2013 
Mid-Western Regional Contributions Plan 2019 
Mid-Western Regional Community Participation Plan 2019 
Mid-Western Regional Developer Servicing Plan 2008 
 
Legislation 
Environmental Planning & Assessment Act 1979 
Environmental Planning and Assessment Regulation 2021 
Mid-Western Regional Local Environmental Plan 2012 
 
Financial implications 
Should the applicant seek to appeal the decision of Council to the Land and Environment Court, 
the costs associated with an appeal will be required to be funded by Council. 
 
Associated Risks 
The applicant may seek a further review of this decision or appeal through the Land & Environment 
Court. 
 
 

SARAH HOPKINS 
PLANNING COORDINATOR 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

22 April 2025 
 
Attachments: 1. Proposed Plans.   

2. Statement of Heritage Impact.   
3. Council Heritage Adviser Comments.   
4. Further supporting documents provided by applicant.    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.3 ME0034/2025 - Modification to DA0140/2024 - Alterations and 
Additions to Federal Hotel and Hotel/Motel Accommodation - 
34-42 Inglis Street Mudgee NSW 2850 

REPORT BY THE PLANNING COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, DA0140/2024 

    
RECOMMENDATION 
 
That Council: 
 
A. receive the report by the Planning Coordinator on Section 4.55(1A) ME0034/2025 

- Modification to DA0140/2024 - Alterations and Additions to Federal Hotel and 
Hotel/Motel Accommodation - 34-42 Inglis Street Mudgee NSW 2850; 

B. approve the Section 4.55(1A) Modification (ME0034/2025) to DA0140/2024 
Alterations and Additions to Federal Hotel and Hotel/Motel Accommodation - 34-
42 Inglis Street Mudgee NSW 2850 subject to the following amended conditions 
and Statement of Reasons (in blue): 

APPROVED PLANS 
 
1. The development is to be carried out in accordance with the following plans 

endorsed with Council’s Stamp as well as the documentation listed below, 
except as varied by the conditions listed herein and/or any plan notations:  

Title / Name: Drawing 
No / 
Document 
Ref 

Revisio
n / 
Issue: 

Date:  Prepared by: 
 

Cover sheet & site 
location 
 

DA000 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Site analysis DA001 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Existing 
photographs 

DA002  
 

A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Lot consolidation 
plan 

DA003 A 25/9/202
3 

Bergstrom Architects Pty 
Ltd 

Existing ground 
floor plan 

DA010 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Existing level 1 plan DA011  
 

A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Existing roof plan DA012 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Existing elevations 
- sheet 01 
 

DA050 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Existing elevations 
- sheet 02 
 

DA051 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Demolition plan - 
ground 
 

DA090 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 
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Demolition plan - 
level 1 

DA091  
 

A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed lower 
ground floor plan 

DA100  
 

A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed ground 
floor plan 
 

DA101 A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed level 1 
plan 

DA102  
 

A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed roof plan DA103  
 

A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed 
elevations - pub 
 

DA500 A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Proposed 
elevations - hotel 

DA501  
 

A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Proposed 
elevations & 
external finishes - 
bottle shop 

DA502 A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed signage 
details 

DA503  
 

A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

Proposed sections 
 

SHEET 01 
DA510 

A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed sections SHEET 02 
DA511  

A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Proposed sections SHEET 03 
DA512  
 

A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

3d views sheet 01 DA520  
 

A 13/9/202
3 

Bergstrom Architects Pty 
Ltd 

3d views sheet 02 DA521 A B 13/9/202
3 
17/02/20
25 

Bergstrom Architects Pty 
Ltd 

Landscape plans DWG 2401 
- SHEETS 
1 – 5  

A 28/9/202
3 

Paddock Studio Pty Ltd 

Civil concept 
drawings 

NDY-CIV-
001  

2.0 22/02/20
24 

NDY (ANNOTATIONS OF 
PLANS DA100 AND 
DA101) 

Hydraulic drawings NDY-HSK-
001 

4.0 22/02/20
24 

NDY (ANNOTATIONS OF 
PLANS DA100, DA101, 
DA102 AND DA103) 
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Mechanical concept 
drawings 

NDY-CSK-
001 

1.0 20/10/20
23 

NDY  

Statement of 
environmental 
effects 

- REV 4 12/10/20
23 

Canberra Airport Group 

Statement of 
heritage impact 

- - October 
2023 

Sue Rosen Associates 

Traffic and parking 
impact assessment 

- 2.0 5/10/202
3 

SCT Consulting 

Noise impact 
assessment  

rp230705c
0029 

3.1 5/9/2023 NDY 

Tree assessment 
report 

 1.0 5/10/202
3 

McArdle and Sons 
Arboricultural Services 
Pty Ltd 

BCA Fire Safety 
Upgrade Report 

Report 
2024/1221 

1.1 13 
Decemb
er 2024 

Steve Watson & Partners 

 
[MODIFIED BY ME0034/2025] 

 
2. For clarity, this development consent provides approval for demolition works, 

alterations and additions to the existing Federal Hotel, new drive through bottle 
shop, 38 room hotel accommodation building, business identification signage and 
ancillary works including landscaping and fencing of the site. 

 
GENERAL 
 
3. This consent does not permit commencement of any site works. Works are not to 

commence until such time as a Construction Certificate for building works have been 
obtained, along with the appointment of a Principal Certifier. 

 
4. All building work must be carried out in accordance with the Building Code of 

Australia. 
 
Note: Prescribed condition pursuant to section 4.17(11) of the Environmental 
Planning and Assessment Act 1979. 

 
5. All demolition works are to be carried out in accordance with AS 2601-2001 

“Demolition of structures”, with all waste being removed from the site.  Hazardous 
waste such as asbestos cement sheeting etc, shall be handled, conveyed and 
disposed of in accordance with guidelines and requirements from SafeWork NSW.  
Disposal of asbestos material at Council’s Waste Depot requires prior arrangement 
for immediate landfilling. 

 
6. All earthworks, filling, building, driveways or other works are to be designed and 

constructed (including stormwater drainage if necessary) to ensure that at no time 
any ponding of stormwater occurs on the subject site or adjoining land as a result of 
this development. Design must also ensure that no diversion of runoff onto other 
adjacent properties occurs. 

 
7. This section applies to a development consent for development that involves 

excavation that extends below the level of the base of the footings of a building, 
structure or work on adjoining land, including a structure or work in a road or rail 
corridor.  
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It is a condition of the development consent that the person having the benefit of the 
development consent must, at the person’s own expense—  
a) protect and support the building, structure or work on adjoining land from 

possible damage from the excavation, and b.  
b) if necessary, underpin the building, structure or work on adjoining land to 

prevent damage from the excavation.  
 
This section does not apply if—  
a) the person having the benefit of the development consent owns the adjoining 

land, or  
b) the owner of the adjoining land gives written consent to the condition not 

applying. 
 

8. This section applies to a development consent for development involving building 
work, subdivision work or demolition work. 
It is a condition of the development consent that a sign must be erected in a 
prominent position on a site on which building work, subdivision work or demolition 
work is being carried out— 
a) showing the name, address and telephone number of the principal certifier for 

the work, and  
b) showing the name of the principal contractor, if any, for the building work and a 

telephone number on which the principal contractor may be contacted outside 
working hours, and c. stating that unauthorised entry to the work site is 
prohibited.  

 
The sign must be—  
a) maintained while the building work, subdivision work or demolition work is 

being carried out, and  
b) removed when the work has been completed.  

 
This section does not apply in relation to—  
a) Building work, subdivision work or demolition work carried out inside an 

existing building, if the work does not affect the external walls of the building, 
or  

b) Crown building work certified to comply with the Building Code of Australia 
under the Act, Part 6. 

 
9. Stormwater drainage is to comply with the Mid-Western Regional Council 

Development Control Plan 2013 and the standards referenced in Appendix B and D. 
 
10. The footpath and driveway levels are not to be altered outside the property boundary 

without Council's permission. Driveways installed over public footpaths must match 
the existing footpath profile. 

 
11. Fill placed in residential or commercial lots shall be compacted in accordance with 

AS3798-2007 Guidelines on Earthworks for Commercial and Residential 
Developments.  

 
12. The only waste derived fill material that may be received at the development site 

must be: 
a) Virgin excavated natural material, within the meaning of the Protection of the 

Environment Operations Act 1997; and 
b) Any other waste-derived material the subject of a resource recovery exemption 

under cl.91 of the Protection of the Environment Operations (Waste) Regulation 
2014 that is permitted to be used as fill material. 
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13. Notwithstanding the approved plans the structure is to be located clear of any 

easements and/or 1.5 metres from any water and sewer mains in accordance with 
Council Policy. 

 
PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE 
 
14. Prior to the issue of any Construction Certificate, evidence that the lots making up 

the subject site have been consolidated into a single allotment and registered with 
NSW Land Registry Services is to be submitted to Council and the Certifier (if 
applicable). The lots to be consolidated into a single parcel include: 
a) Lot 16 Section 43 DP 758721 
b) Lot 17 Section 43 DP 758721 
c) Lot 18 Section 43 DP 758721 
d) Lot 10 DP 1275386 

 
15. Application shall be made to Council under Part B, Section 68 of the Local 

Government Act 1993 to carry out Water Supply, Stormwater and Sewerage Works. 
The application shall contain details demonstrating compliance with the Plumbing 
and Drainage Act 2011 and/or the Plumbing Code of Australia.  The Section 68 
application shall be considered and approved by Council prior to the release of any 
Construction Certificate for the development. 

 
16. Prior to issue of any Construction Certificate, a Liquid Trade Waste approval is to be 

obtained from Mid-Western Regional Council.  
 

17. The developer shall obtain a Certificate of Compliance under the Water Management 
Act 2000, from Council prior to issue of any Construction Certificate.  
Note: Refer to Advisory Notes in relation to payment of contributions to obtain a 
Certificate of Compliance noting that further information regard floor areas must be 
supplied to Council’s Water and Sewer Department for confirmation of the applicable 
Contribution amount payable. Please contact Council’s Water and Sewer Department 
for further information.  

 
18. Prior to the issue of a Construction Certificate, the developer shall pay a long service 

levy at the prescribed rate to either the Long Service Levy Corporation or Council, 
for any work costing $250,000 or more.   
 
Note: The amount payable is currently based on 0.25% of the cost of work. This is a 
State Government Levy and is subject to change. 
 
Note: Council can only accept payment of the Long Service Levy as part of the fees 
for a Construction Certificate application lodged with Council. If the Construction 
Certificate is to be issued by a Private Certifier, the long service levy must be paid 
directly to the Long Service Levy Corporation or paid to the Private Certifier. 

 
19. In accordance with the provisions of Section 7.12 of the Environmental Planning and 

Assessment Act 1979 and the Mid-Western Regional Contributions Plan 2019, a levy 
based on the value of works shall be paid to Council in accordance with this 
condition for the purpose of local infrastructure, prior to issue of any Construction 
Certificate. 
The value of works is to be calculated in accordance with Section 2.9.3 and the 
procedure outlined in Section 4.3 of the Contributions Plan. A report regarding value 
of works and any necessary certification is to be submitted to Council. Council will 
calculate and advise of the levy amount following submission of the documents. 
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Note: the contribution amount will be adjusted by the Consumer Price Index, if not 
paid in the same financial year the development consent was issued.  
 
Note: Mid-Western Regional Contributions Plan 2019 is available for perusal at 
Council’s Administration Centre at 86 Market Street, Mudgee or on Council’s website 
www.midwestern.nsw.gov.au under Council Documents/Strategies and Plans. 

 
20. Prior to issue of a Construction Certificate for the new two (2) storey accommodation 

building, suitable privacy screens are to be detailed on the plans for all Level 1 
windows on the northern and western elevations. The screens may consist of 
louvers or similar devices with a maximum visual permeability of 20 per cent and 
install to a minimum height of 1.6m from finished floor level of the upper storey to 
prevent direct overlooking from rooms to adjacent private open space areas. 
Alternatively, obscured glazing may also be incorporated to a minimum height of 
1.6m for each window. Full details are to be submitted for approval to the Certifier 
(i.e. Council or a private Certifier) prior to the issue of any Construction Certificate. 

 
21. The acoustic treatment required by the Acoustic Report prepared by NDY Group 

Details shall be included on all plans submitted with the Construction Certificate 
application. The plans including acoustic treatments must be certified by the 
acoustic consultant and written evidence submitted to the Principal Certifier prior to 
the issue of any Construction Certificate for the hotel accommodation and bottle-
shop. Where mechanical plant or condensers are to be included on the western 
elevations of the buildings, this plant must be suitably enclosed with acoustic 
treatment or relocated away from the western elevation of the development, prior to 
issue of any Construction Certificate.   

 
22. Prior to issue of any Construction Certificate for the hotel accommodation or bottle 

shop buildings, the western boundary fence proposed as a timber fence between the 
subject land and 44 Inglis Street is to be increased from 1.8m to 2m in height to 
match the height of the existing boundary fence.  

 
23. A Schedule of Conservation Works, prepared by a suitably qualified conservation 

architect, including but not limited to the matters listed in the Statement of Heritage 
Impact, be submitted to and approved by Council’s Heritage Adviser before the issue 
of a Construction Certificate. 

 
24. Prior to issue of a Construction Certificate, details demonstrating compliance with 

the Disability (Access to Premises – Buildings) Standards 2010 shall be submitted to 
and approved by the Certifier (i.e. Council or a private Certifier).  

 
25. A schedule of existing and proposed fire safety measures is to be submitted to the 

Certifier (i.e. Council or a private Certifier) with the application for the Construction 
Certificate. 

 
26. Pursuant to section 64 of the Environmental Planning and Assessment Regulation 

2021, the existing buildings are to be brought into conformity with the following 
Performance Requirements of the BCA, Volume 1. 

a) C1P2 – Spread of Fire b) D1P4 – Exits 
b) D1P6 – Paths of Travel to Exits 
c) E1P1 – Fire Hose Reels 
d) E1P2 – Fire Extinguishers 
e) E1P3 - Fire Hydrants 
f) E4P1 – Visibility in an emergency 

http://www.midwestern.nsw.gov.au/
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g) E4P2 – Identification of exits 
h) E4P3 – Emergency warning and intercom systems. 

 
Plans and specifications demonstrating compliance are to be submitted to and 
approved by the Certifier prior to the issue of a construction certificate. 
 
Pursuant to section 64 of the Environmental Planning and Assessment Regulation 
2021, the existing building are to be bought into conformity with the 
recommendations and actions nominated within the BCA Fire Safety Upgrade Report 
prepared by Steve Watson & Partners, Report No 2024/1221, R1.1 dated 13 December 
2024 while noting that all other aspects of the development are to comply with the 
BCA. Plans and specifications demonstrating compliance are to be submitted to and 
approved by the Certifier prior to the issue of a Construction Certificate. 
 
[MODIFIED BY ME0034/2025] 

 
27. All finished surface levels shall be shown on the plans submitted for any 

Construction Certificate.  
 
28. Prior to the issue of a construction certificate, detailed plans of all food/beverage 

preparation, serving and storage areas (including for perishable stock, waste, 
chemicals and personal belongings) must be prepared by a suitably qualified person.   

 
Plans must be prepared in accordance with the following editions in force on the 
date of determination and provided to the Certifier (i.e. Council or a Private Certifier): 
a) Food Standards Code (Australia) and Food Safety Standard 3.2.3 – Food 

Premises and Equipment; 
b) Food Act 2003 and Food Regulation 2015; 
c) Australian Standard 4647:2004 (Design, Construction and Fit-out of Food 

Premises; 
d) AS 1668.2-2012 – The use of ventilation and air conditioning in buildings; 
e) Plumbing Code of Australia and Australian Standard/New Zealand Standard 

AS/NZS 3500 series on Plumbing and Drainage) 
f) Mid-Western Regional Council’s commercial trade wastewater requirements for 

food premises, and/or 
g) The Building Code of Australia.   

 
29. A detailed engineering design is to be submitted to and approved by Council prior to 

the issue of a S138 Roads Act Approval and prior to the issue of any Construction 
Certificate for the Development. The engineering design is to comply with Council’s 
Development Control Plan and the Standards referenced within Appendix B and D.  

 
A S138 Roads Act Approval is required for but not limited to the following civil 

works: 
a) Commercial vehicular crossings / driveways in Inglis Street in accordance with 

Council’s Access to Properties Policy. 
b) Removal of any redundant vehicle crossings, laybacks and subsequent 

rectification works. 
c) Relocation of any affected services. 
d) Reinstatement and turfing of all disturbed footway areas. 
e) Construction of Lyons Lane to the following standard from Lewis Street to 

Church Street (a distance of approximately 205m): 
o A 5.5m wide bitumen sealed formation. 
o A flexible gravel pavement designed by an appropriately qualified 

Geotechnical Engineer. 
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o One-way cross fall to a concrete dish drain. 
o Sub-soil and piped drainage as required. 
o Modification and reinstatement of any existing private property accesses 

within Lyons Lane. 
o Relocation / adjustment of any affected public utilities / services within 

Lyons Lane. 
o Reinstatement of all disturbed areas within Lyons Lane. 

f) Upgrade to barrier kerb and footpath along the frontage of the development, 
both Lewis and Inglis Street subject to heritage assessment. 

 
Note - no works can commence prior to the issue of the S138 Roads Act Approval. 

 
30. Prior to the issue of any Construction Certificate for the development, application 

shall be made to Council under Section 68 of the Local Government Act 1993 to carry 
out Stormwater Drainage Works. A detailed engineering design is to be submitted to 
and approved by Council prior to the issue of a Section 68 approval. The engineering 
design is to comply with Council’s Development Control Plan and the Standards 
referenced within Appendix B and D.  

 
The work required for but not limited to the following civil works: 
a) Full details of the proposed relocation of the sewer main within the subject site. 
b) Details of any required connection points to serve the proposed development. 
c) Details of any capping to existing mains / connection points. 
d) Details of an appropriately sized connection and water meter serving the 

subject site. 
e) Details of an appropriately sized fire service main for the subject site. 
f) Confirmation sufficient pressure exists within the existing water mains to 

adequately serve the proposed development. 
 

The Section 68 application shall be considered and approved by Council prior to the 
release of the first Construction Certificate for the development. 
 

31. A Drainage Report prepared in accordance with the Institution of Engineers 
publication Australian Rainfall and Run-off shall be submitted to and approved by 
the Certifier (i.e. Council or a private Certifier) prior to the issue of the Construction 
Certificate. The drainage report and design must comply with the following 
requirements: 
a) Drainage design for the proposed below ground detention system must be 

accompanied by fully detailed runoff calculations and a structural design 
prepared and certified by a suitably qualified professional Engineer. 

b) Drainage design must also incorporate suitable and appropriate water quality 
controls to prevent pollution or contamination of downstream environments. 

c) Drainage report and design must demonstrate that stormwater runoff from the 
site is not increased beyond the existing undeveloped state up to and including 
a 1.5/5/20/50/100-year event.  

d) Drainage design must ensure that no stormwater runoff is permitted to 
discharge aver adjoining properties. Discharge of runoff onto adjoining 
properties and any works associated with the control of stormwater discharge 
over and adjoining property must not occur without the consent of the owner of 
any affected property.  

 
32. An Erosion and Sediment Control Plan is to be submitted to and approved by the 

Certifier (i.e. Council or a private Certifier) prior to the issue of a Construction 
Certificate. The Erosion and Sediment Control Plan for the development is to be 
prepared and implemented in accordance with the LANDCOM guidelines and 
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requirements as outlined in the latest edition of “Soils and Construction – Managing 
Urban Stormwater”.  Points to be considered include, but are not limited to: 
a) Saving available topsoil for reuse in the revegetation phase of the development; 
b) Using erosion control measures to prevent on-site damage; 
c) Rehabilitating disturbed areas quickly; and 
d) Maintenance of erosion and sediment control structures. 

 
33. Details of the internal circulating driveway, car parking spaces and waiting bays are 

to be submitted to and approved by the Certifier (i.e. Council or a private Certifier), 
prior to the issue of any Construction Certificate. These details shall comply with the 
requirements of AS/NZS 2890.1:2004 – Parking Facilities – Part 1: Off-street Car 
Parking and the relevant conditions of this development consent.  
 
The plans shall include the provision of the following: 

• A total of 38 off-street car parking spaces, including 3 accessible car parking 
spaces.  

• Details of the required signage, physical barriers and pavement markings to 
delineate the customer car parking area from the service vehicle entry off 
Lyons Lane. 

• This consent does not constitute approval for the  use of Lyons Lane by any 
vehicle other than those delivery vehicles required to serve the proposed 
development. Conflict between customer and service delivery vehicles is also 
to be appropriately managed through the provision of the above-mentioned 
physical means as well as a Plan of Management for the site. 

 
34. Consent from Council must be obtained for all works within the road reserve 

pursuant to Section 138 of the Roads Act 1993, prior to the issue of any Construction 
Certificate. The accesses are to be designed and constructed in accordance with 
Council’s Access to Properties Policy.  

 
35. Vehicular entrances comprising kerb laybacks (where roll kerb and gutter does not 

exist) and concrete footway crossings are to be provided to each lot at a suitable 
location.  These should be constructed in accordance with Aus-Spec #1 and 
Council’s “Access to Properties” Policy. Concrete must not be poured until the 
excavation, formwork and reinforcing has been inspected by Council. The 
contractor/owner must arrange an inspection by contacting Council's Operations 
Department between 8.00am and 4.30pm Monday to Friday, giving at least twenty 
four (24) hours’ notice.  Failure to have the work inspected may result in the access 
being removed and reconstructed at the contractors / owners expense. 

 
36. A copy of the Contractor’s public liability insurance cover for a minimum of 

$20,000,000 (twenty million dollars), is to be provided to Council, prior to issue of any 
Construction Certificate for all work on public land or infrastructure. The insurance 
cover shall include the following: 
a) Mid-Western Regional Council is to be indemnified against any works carried 

out by the contractor. 
b) Public Liability Insurance is to include Mid-Western Regional Council as an 

interested party. 
c) The copy of the Contractor’s public liability insurance cover is to include the 

Certificate of Currency.  
 

37. The registered proprietor of the land shall prepare a Plan of Management for the car 
parking area, drive thru bottle shop facilities and service delivery vehicles within the 
development. 
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The Plan of Management shall set out all required operational parameters for these 
facilities including the following: 

• Details of the on-site management of all deliveries and waste collection 
services associated with the development.  

• Deliveries and waste collection must ideally occur outside normal operating 
hours and must not occur during the typical peak periods of midday to 1pm and 
5pm to 7pm daily. Deliveries and waste collection services occurring during 
business hours shall be managed by appropriately trained staff to ensure no 
conflict with other vehicles occurs. 

• Details of the management of the service delivery areas and entry off Lyons 
Lane to ensure inappropriate use by private vehicles does not occur.  

• Queued vehicles must under no circumstances be allowed to affect the 
driveway entry to the site or impact upon the circulating carriageway of the car 
parking areas. Detailed management methods for the operation of the drive thru 
including queue length management are to be provided. 

 
The plan shall be submitted to and approved by Council prior to the issue of any 
Construction Certificate. 

 
38. The registered proprietor of the land shall prepare a Plan of Management for the OSD 

facilities within the development. The Plan of Management shall set out all design 
and operational parameters for the detention facilities including design levels, 
hydrology and hydraulics, inspection and maintenance requirements and time 
intervals for such inspection and maintenance. The plan shall be submitted to and 
approved by Council prior to the issue of any Construction Certificate. 

 
39. Prior to the issue of a Construction Certificate, the applicant must prepare a 

Construction Management and Traffic Management Plan. The following matters 
should be addressed in the plan: 
a) A plan view of the entire site and frontage roadways indicating: 
b) Dedicated construction site entrances and exits, controlled by a certified traffic 

controller, to safely manage pedestrians and construction related vehicles in 
the frontage roadways.  

c) Turning areas within the site for construction and spoil removal vehicles, 
allowing a forward egress for all construction vehicles on the site.  

d) The locations of proposed work zones in the frontage roadways.  
e) Location of any proposed crane, concrete pump, truck standing areas on and 

off the site.  
f) A dedicated unloading and loading point within the site for all construction 

vehicles, plant and deliveries.  
g) Material, plant and spoil bin storage areas within the site, where all materials 

are to be dropped off and collected.  
h) An on-site parking area for employees, tradespersons and construction 

vehicles as far as possible.  
i) The proposed areas within the site to be used for the storage of excavated 

material, construction materials and waste and recycling containers during the 
construction period.  

j) How it is proposed to ensure that soil/excavated material is not transported 
onto surrounding footpaths and roadways.  

k) The proposed method of support to any excavation adjacent to adjoining 
properties, or the road reserve. The proposed method of support is to be 
designed by a Chartered Civil Engineer.  

l) During excavation, demolition and construction phases, noise generated from 
the site must be controlled.  
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m) All site works must comply with the occupational health and safety 
requirements of the New South Wales WorkCover Authority.  

n) During excavation, demolition and construction phases, toilet facilities are to 
be provided on site, at the rate of one (1) toilet for every twenty (20) persons or 
part of twenty (20) persons employed at the site.  

o) All traffic control plans must be in accordance with the RMS publication Traffic 
Control Worksite Manual and prepared by a suitably qualified person (minimum 
‘red card’ qualification). The main stages of the development requiring specific 
construction management measures are to be identified and specific traffic 
control measures identified for each stage.  

 
Approval is to be obtained from Council for any temporary road closures or crane 
use from public property. Applications to Council shall be made a minimum for six 
(6) weeks prior to the activity proposed being undertaken.  

 
40. Details of any proposed mechanical exhaust systems, detailing compliance with the 

relevant requirements of Clause F6D6 or F6D12 of the Building Code of Australia 
2022 and AS 1668 Parts 1 and 2 (including exhaust air quantities and discharge 
location points) are to be provided to the Certifier (ie Council or a private Certifier) 
prior to the issue of a Construction Certificate.  

 
41. Prior to the issue of a Construction Certificate, a survey plan prepared by a 

registered surveyor is to be submitted to the Certifier, verifying the proposed 
building footprint does not extend over the property boundary into the neighbouring 
property.  

 
42. Application shall be made to Council under Section 68 of the Local Government Act 

1993 to Install a domestic oil or solid fuel heating appliance (other than a portable 
appliance).  The application shall contain details demonstrating compliance with the 
Building Code of Australia and the manufacturers details/specifications.  The Section 
68 application shall be considered and approved by Council prior to the installation 
of the appliance or release of any Construction Certificate for the development. 

 
43. Prior to issue of any Construction Certificate, the requirements of Essential Energy, 

including the following, shall be achieved: 
a) The Applicant must meet the minimum safety clearance requirements for the 

development in accordance with AS/NZS 7000.  
b) The Applicant must meet the requirements of AS2067 for the substation in 

relation to fire safety. Clearances will be dependent on the building 
classification. Minimum separation / clearances and segregation for fire risk 
from the substation to any building, fence, planting, landscaping, retaining 
walls or other development must be maintained at all times. Refer to AS2067, 
Essential Energy’s policy CEOM7098 Distribution Underground Design 
Construction Manual and the latest industry guideline currently known as ISSC 
20 Guideline for the Management of Activities within Electricity Easements and 
Close to Infrastructure. The Applicant may want to seek assistance with this 
from a fire engineer to determine they meet the required clearances.  

c) The easement area for the substation must remain clear of all obstructions. 
Surface treatment should be grass or wood chip material only and must be 
lower than the concrete plinth of the substation.  

d) The easement area must be accessible at all times by Essential Energy (24 
hours a day / 7 days a week).  

e) Any proposed driveway access and/or exit (concrete crossovers) must remain 
at least 1.0 metre away from any electricity infrastructure (power pole, 
streetlight) at all times, to prevent accidental damage.  
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f) The Applicant will also need to engage the services of an Accredited Service 
Provider to ensure adequate provision of power is available to the development 
in accordance with industry standards. 

 
PRIOR TO THE COMMENCEMENT OF BUILDING WORKS 
 
44. In accordance with the provisions of the Environmental Planning and Assessment 

Act 1979 construction works approved by this consent must not commence until:  
a) A Construction Certificate has been issued by the Certifier (i.e. Council or an 

accredited certifier); and 
b) A Principal Certifier has been appointed by the person having benefit of the 

development consent in accordance with the Environmental Planning and 
Assessment Act 1979; and 

c) If Council is not the Principal Certifier, notify Council no later than two (2) days 
before building work commences as to who is the appointed Principal Certifier; 
and 

d) At least two (2) days before commencement of building work, the person 
having benefit of the development consent is to notify Council as to the 
intention to commence building work. 

 
45. Before demolition work commences, a demolition management plan must be 

prepared by a suitably qualified person. Standard 2601 – The Demolition of 
Structures, the Code of Practice – Demolition Work, and must include the following 
matters: 
a) The proposed demolition methods 
b) The materials for and location of protective fencing and any hoardings to the 

perimeter of the site 
c) Details on the provision of safe access to and from the site during demolition 

work, including pedestrian and vehicular site access points and construction 
activity zones 

d) Details of demolition traffic management, including proposed truck movements 
to and from the site, estimated frequency of those movements, and compliance 
with AS 1742.3 Traffic Control for Works on Roads and parking for vehicles 

e) Protective measures for on-site tree preservation and trees in adjoining public 
domain (if applicable) including in accordance with AS 4970-2009 Protection of 
trees on development sites  

f) Erosion and sediment control measures which are to be implemented during 
demolition and methods to prevent material being tracked off the site onto 
surrounding roadways 

g) Noise and vibration control measures, in accordance with any Noise and 
Vibration Control Plan approved under this consent 

h) Details of the equipment that is to be used to carry out demolition work and the 
method of loading and unloading excavation and other machines 

i) Details of any bulk earthworks to be carried out 
j) Location of any reusable demolition waste materials to be stored on-site 

(pending future use)  
k) Location and type of temporary toilets onsite  
l) A garbage container with a tight-fitting lid. 

 
46. Before demolition work commences involving the removal of asbestos, a standard 

commercially manufactured sign containing the words ‘DANGER: Asbestos removal 
in progress’ (measuring not less than 400mm x 300mm) must be erected in a 
prominent position at the entry point/s of the site and maintained for the entire 
duration of the removal of the asbestos. 
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47. Prior to the commencement of construction work impacting upon tree canopies 
located along the common boundary of the subject site and 44 Inglis Street, the 
adjoining land owner must be formally notified and consulted prior to any tree 
trimming commencing. Any trees that have not been considered under the Arborist 
Report dated 5 October 2023 and that require trimming are to be reinspected in 
consultation with the adjoining land owner to ensure there are no adverse impacts to 
adjoining land as a result of the approved development.  

 
48. A sign must be erected in a prominent position on any work site on which involved in 

the erection or demolition of a building is carried out; 
a) stating that unauthorised entry to the work site is prohibited, and  
b) showing the name of the person in charge of the work site and a telephone 

number at which that person may be contacted outside working hours. 
c) the name, address and telephone number of the principal certifying authority 

for the work, 
d) The sign shall be removed when the erection or demolition of the building has 

been completed.  
 

49. The site shall be provided with a waste enclosure (minimum 1800mm X 1800mm X 
1200mm) that has a lid or secure covering for the duration of the construction works 
to ensure that all wastes are contained on the site.  The receptacle is to be emptied 
periodically to reduce the potential for rubbish to leave the site.  Council encourages 
the separation and recycling of suitable materials.  NOTE: ALL WASTE GENERATED 
FROM THE CONSTRUCTION PROCESS IS TO BE CONTAINED ON-SITE. 

 
50. The licensed demolition contractor and/or principal contractor must comply with the 

following specific requirements in respect of the proposed demolition works:- 
a) Demolition work is not be undertaken until: 

• Council has been provided with a copy of any required Hazardous 
Substances Management Plan; 

• The licensed demolition contractor and/or principal contractor has 
inspected the site and is satisfied that all measures are in place to comply 
with the provisions of such Plan;  

b) The removal, handling and disposal of any asbestos material (in excess of 
10m²) is to be undertaken only by an asbestos removal contractor who holds 
the appropriate class of Asbestos Licence, issued by WorkCover NSW, and in 
accordance with the requirements of WorkCover NSW, the Work Health and 
Safety Act 2011 and Australian Standard 2601-2001 

c) All asbestos and other hazardous materials are to be appropriately contained 
and disposed of at a facility holding the appropriate license issued by the NSW 
Environmental Protection Agency; 

d) Seven working days’ notice in writing is to be given to Council prior to the 
commencement of any demolition works.  Such written notice is to include the 
date demolition will commence and details of the name, address, contact 
telephone number and licence details (type of licences held and licence 
numbers) of any asbestos removal contractor and demolition contractor. 

 
51. The removal of any asbestos material (less than 10m²) during the demolition phase 

of the development is to be in accordance with the requirements of the Workcover 
Authority and disposed of at an approved waste facility. 

 
52. If the work involved in the erection/demolition of the building; 

a) is likely to cause pedestrian or vehicular traffic in a public place to be 
obstructed or rendered inconvenient, or 

b) involves the enclosure of a public place, then 
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a hoarding or fence must be erected between the work site and the public place. If 
necessary, an awning is to be erected, sufficient to prevent any substance from, or in 
connection with, the work falling into the public place.  Any such hoarding, fence or 
awning is to be removed when the work has been completed. 

 
53. Prior to the commencement of works on site, the applicant shall advise Council’s 

Operations Department, in writing, of any existing damage to Council property.  
 
54. The developer shall be responsible for all costs incurred in the necessary relocation 

of any services affected by the required construction works.  Council and other 
service authorities should be contacted for specific requirements prior to 
commencement of any works. 

 
55. Any necessary alterations to, or relocations of, public utility services to be carried 

out at no cost to Council and in accordance with the requirements of the relevant 
authority including the provision of easements over existing and proposed public 
infrastructure. 

 
56. Runoff and sediment erosion controls shall be installed prior to commencement of 

works with the development site to the satisfaction of the Certifier (i.e. Council or the 
Principle Certifier) and incorporate:- 
a) diversion of uncontaminated up-site runoff around cleared and/or disturbed 

areas and areas to be cleared and/or disturbed; 
b) sediment control fences at the downslope perimeter of the cleared and/or 

disturbed area to prevent sediment and other debris escaping from the land to 
pollute any stream or body of water; and 

c) maintenance of all erosion control measures at maximum operational capacity 
until the land is effectively rehabilitated and stabilized beyond the completion 
of construction.  

 
DURING WORKS 
 
57. Demolition or Construction work noise that is audible at other premises is to be 

restricted to the following times: 
• Monday to Saturday - 7.00am to 5.00pm 

No construction work noise is permitted on Sundays or Public Holidays. 
 

58. All plumbing and drainage work must be carried out by a licensed plumber and 
drainer and must comply with the requirements of the Plumbing & Drainage Act 2011 
and the Plumbing Code of Australia. 

 
59. All building work must be carried out in accordance with the provisions of the 

National Construction Code, the Environmental Planning & Assessment Act 1979 
and Regulations and all relevant Australian Standards. 

 
60. All mandatory inspections required by the Environmental Planning & Assessment 

Act and any other inspections deemed necessary by the Principal Certifying 
Authority being carried out during the relevant stage of construction. 

 
61. This approval does not provide any indemnity to the owner or applicant under the 

Disability Discrimination Act 1992 with respect to the provision of access and 
facilities for people with disabilities. 
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62. Prior to the pouring of any in-situ concrete, the building/s shall be set-out by a 
registered land surveyor in the position as approved by Council. A copy of the 
identification survey shall be provided to the Principal Certifier at time of any 
pier/footing/slab inspection. 

 
63. The civil works associated with the S68 and S138 approvals are to be inspected by 

Council to monitor compliance with the consent and the relevant standards of 
construction, encompassing the following stages of construction: 
a) Installation of sediment and erosion control measures; 
b) Water and sewer mains installation prior to backfilling; 
c) Inspection and proof rolling of subgrade and each subsequent pavement layer; 
d) Prior to poring of any kerb or concrete dish drain; 
e) All sub-soil and piped drainage prior to backfill; 
f) Formwork and steel in place, prior to pouring of any concrete and 
g) Practical Completion. 

 
64. Should any contaminated, scheduled, hazardous or asbestos material be discovered 

before or during construction works, the applicant and contractor shall ensure the 
appropriate regulatory authority (e.g. Office of Environment and Heritage (OEH), 
SafeWork NSW, Council, Fire and Rescue NSW etc) is notified, and that such material 
is contained, encapsulated, sealed, handled or otherwise disposed of to the 
requirements of such Authority. Note - such materials cannot be disposed of to 
landfill unless the facility is specifically licensed by the EPA to receive that type of 
waste. 

 
65. In the event of any Aboriginal archaeological material being discovered during 

earthmoving/construction works, all work in that area shall cease immediately and 
the Office of Environment and Heritage (OEH) notified of the discovery as soon as 
practicable. Work shall only recommence upon the authorisation of the OEH. 

 
66. The development site is to be managed for the entirety of work in the following 

manner: 
a) Erosion and sediment controls are to be implemented to prevent sediment from 

leaving the site. The controls are to be maintained until the development is 
complete and the site stabilised with permanent vegetation; 

b) Appropriate dust control measures; 
c) Construction equipment and materials shall be contained wholly within the site 

unless approval to use the road reserve has been obtained; 
d) Toilet facilities are to be provided on the work site at the rate of one toilet for 

every 20 persons or part of 20 persons employed at the site. 
 

67. The adjustment of existing services or installation of new services and meters, as 
required, in compliance with Australian Standard 3500: National Plumbing and 
Drainage Code.  All costs associated with this work shall be borne by the developer. 

 
68. All public footways, foot paving, kerbs, gutters and road pavement damaged during 

the works are to be restored to match existing conditions at the Developer’s / 
Demolisher’s expense. 

 
69. Transportation of contaminated fill or materials from the site on public roads must be 

carried out in accordance with the requirements of Australian Dangerous Goods 
Code and Australian Standard 4452 Storage and Handling of Toxic Substances. This 
must include relevant incident management strategies for transportation on public 
roads.  
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70. The developer is to grant Council unrestricted access to the site at all times to 
enable inspections or testing of the water, sewer and stormwater works. 

 
71. The developer is to extend and meet the full cost of water reticulations to service the 

development plus the cost of connecting to existing services.  All water supply work 
is required to be carried out in accordance with the requirements of Mid-Western 
Regional Council (as the Water Supply Authority under the Local Government Act 
1993) and in accordance with the National Specification – Water Supply Code of 
Australia. Note: Council does not permit other bodies to insert new junctions into 
‘live’ water and/or sewer mains. Please contact Council’s Operations Water and 
Wastewater Department by calling  1300 765 002 or 02 6378 2850 or by emailing 
council@midwestern.nsw.gov.au to obtain a quote for the connection of sewer 
(Private Works Order). 

 
72. The developer is to extend and meet the full cost of sewer reticulations to service the 

development plus the cost of connecting to existing services.  All sewerage work is 
required to be carried out in accordance with the requirements of Mid-Western 
Regional Council (as the Water Supply Authority under the Local Government Act 
1993) and in accordance with the National Specification – Sewerage Code of 
Australia. Note: Council does not permit other bodies to insert new junctions into 
‘live’ water and/or sewer mains. Please contact Council’s Operations Water and 
Wastewater Department by calling  1300 765 002 or 02 6378 2850 or by emailing 
council@midwestern.nsw.gov.au to obtain a quote for the connection of sewer 
(Private Works Order). 

 
PRIOR TO ISSUE OF OCCUPATION CERTIFICATE 
 
73. Prior to the occupation of a new building, or occupation or use of an altered portion 

of, or an extension to an existing building, an Occupation Certificate is to be 
obtained from the Principal Certifying Authority appointed for the erection of the 
building.  

 
74. Prior to occupation or the issue of the Occupation Certificate the owner of the 

building must cause the Principal Certifier to be given a fire safety certificate (or 
interim fire safety certificate in the case of a building or part of a building occupied 
before completion) in accordance with Section 41 of the Environmental Planning and 
Assessment (Development Certification and Fire Safety) Regulation 2021 for each 
measure listed in the schedule.  The certificate must only be in the form specified by 
Section 86 of the Regulation.  A copy of the certificate is to be given to the 
Commissioner of the New South Wales Fire Brigade and a copy is to be prominently 
displayed in the building. 

 
75. Prior to use of the development and/or issue of an Occupation Certificate, a 

satisfactory final inspection report from the Council must be received by the 
Certifier, verifying that all works have been completed in accordance with the 
relevant Section 68 (Local Government Act 1993) approval/s. 

 
76. Prior to use of the development and/or issue of an Occupation Certificate, all works 

included in the Trade Waste Approval are to be completed. 
 
77. Prior to use of the development and/or issue of an Occupation Certificate, the 

excavated and/or filled areas of the site are to be stabilised and drained, to prevent 
scouring onto adjacent private or public property.  The finished ground around the 
perimeter of the building is to be graded to prevent ponding of water, and to ensure 
the free flow of water away from the building and adjoining properties. 

mailto:council@midwestern.nsw.gov.au
mailto:council@midwestern.nsw.gov.au
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78. Before the issue of an occupation certificate, a suitably qualified person must 

provide details demonstrating compliance to the principal certifier which 
demonstrates that the mechanical exhaust ventilation system has been constructed 
and installed in accordance with the approved plans. 

 
79. Prior to issue of the Occupation Certificate, a Certificate of Compliance is to be 

provided to the Principal Certifier for the illuminated signage to certify that the 
signage is installed in accordance with AS4282-2019. 

 
80. Before the issue of an Occupation Certificate, the food premises shall be inspected 

by an Authorised Officer of Council under the Food Act 2003, to determine 
compliance with the Food Act 2003, Food Safety Standards and Australian Standard 
4674:2004: Design, Construction and Fit-out of Food Premises. 

 
81. Before the issue of an Occupation Certificate, council and any other appropriate 

enforcement agency must be notified of the food business in accordance with the 
NSW Food Act 2003 and the Australia New Zealand Food Standards Code – 3.2.2 – 
Food Safety Practices and General Requirements. 

 
82. All landscape works are to be undertaken in accordance with the approved 

landscape plan and conditions of Development Consent, prior to use of the 
development and/or issue of an Occupation Certificate.   

 
83. The Schedule of Conservation Works are to be executed to the satisfaction of 

Council’s Heritage Adviser before the issue of an Occupation Certificate. 
 
84. Prior to commencement of use of the development and/or issue of an Occupation 

Certificate, all car parking and associated driveway works are to be completed in 
accordance with the relevant Section 138 Roads Act approval/s.  

 
85. Prior to the issue of an Occupation Certificate, 3m wide easements benefiting 

Council, including associated Section 88B instruments, are to be created over any 
existing or newly constructed sewer mains located within the subject property. 

 
86. The adjustment of existing services or installation of new services and meters, as 

required, in compliance with Australian Standard 3500: National Plumbing and 
Drainage Code.  All costs associated with this work shall be borne by the developer. 

 
87. Following completion of the development, work-as-executed plans (WAE) are to be 

provided to Council in the following formats: 
a) PDF; and 
b) Dwg format or “AutoCAD Compatible”  
c) MapInfo tab files with individual layers, supplied in individual tables 
 
All work-as-executed plans shall bear the Consulting Engineer's or Consulting 
Surveyor's certification stating that all information shown on the plans is accurate. 
 
To accompany the WAE Drawings, Council also requires the completion of Asset 
Data Excel Spreadsheets (to be provided by Council) prior to the issue of the 
Occupation Certificate. 

 
88. Prior to issue of the Occupation Certificate, all acoustic measures required by the 

Acoustic Report and the conditions of this consent shall be completed in full. 
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OPERATIONAL / ONGOING 
 
89. The development shall only operate in accordance with the following hours: 

Bottle Shop: 
• 10am to 10pm, seven days. 

 
Hotel Accommodation: 
• A check-in desk operated in accordance with the Federal Hotel liquor licence 

with any after hour check-in prearranged with Federal Hotel staff only. 
 

Federal Hotel: 
• In accordance with the existing Federal Hotel liquor licence, only. 

 
90. The development must comply with the requirements of the Liquor Act 2007 and all 

requirements imposed by Liquor and Gaming NSW at all times.  
 
91. All windows and retractable portion of the roof within the beer garden addition to the 

hotel must not be open during the night time periods of operation (after 10pm). 
 
92. No deliveries or waste collections are permitted to occur during the evening / night-

time period between 10pm and 7am, daily. 
 
93. All vehicles are required to enter and leave the site in a forward direction at all times.  

Signage to this effect is to be appropriately located within the site. Signage 
identifying the driveway and car park as low speed environments is also to be 
appropriately located within the site.  

 
94. All loading and unloading in connection with the premises shall be carried out wholly 

within the site.  
 
95. All car parking spaces, loading and unloading areas, vehicle manoeuvring, and 

driveway areas must not be used for the storage of any goods or materials and must 
be available for their intended use at all times. 

 
96. All line-marking for the on-site car parking spaces and footpath areas are to be 

maintained in a visible condition, at all times.  
 
97. For every 12-month period after the issue of the Final Fire Safety Certificate the 

owner/agent of the building must provide the Council and the Commissioner of NSW 
Fire Brigades with a copy of an Annual Fire Safety Statement certifying that each 
specified fire safety measure is capable of performing to its specification. 

 
98. Where any essential services are installed in the building a copy of the final Fire 

Safety Certificate (together with a copy of the current fire safety schedule) is to be 
given to the Commissioner of Fire and Rescue NSW. A further copy of the Certificate 
(together with a copy of the current fire safety schedule) is to be prominently 
displayed in the building. 

 
99. The premises shall, at all times, be operated and maintained in accordance with Food 

Safety Standards 3.1.1, 3.2.2 and 3.2.3 prescribed in chapter 3 of the Australia and 
New Zealand Food Standards Code. 

 
100. No display or sale of goods is to take place from public areas fronting the premises. 
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101. All general waste generated by the proposed development shall be disposed of to a 
suitably licenced waste facility able to accommodate such wastes.  

 
102. Garbage areas and mechanical plant are to be adequately screened from public view 

with an opaque fence and/or adequate landscaping. All waste must be secured in 
enclosed containers at all times. 

 
103. All exterior lighting associated with the development shall be designed and installed 

so that no obtrusive light will be cast onto any adjoining property or roadways, in 
accordance with Australian Standard 4282 “Control of the Obtrusive Effects of 
Outdoor Lighting”. 

 
104. There being no interference with the amenity of the neighbourhood by reason of the 

emission of any “offensive noise”, vibration, smell, fumes, smoke, vapour, steam, 
soot, ash or dust, or otherwise as a result of the proposed development. 

 
105. The development is to be maintained in a clean and tidy manner, at all times. 
 
106. All approved signage is to be maintained in good condition at all times. 
 
107. The signage is to be securely affixed and is not to flash, move or be objectionably 

glaring. 
 
108. Measures, such as raised kerb edges or bollards, are to be installed and maintained 

around all approved landscape areas in order to prevent vehicles driving over them. 
Landscaping is to be maintained for the life of the development.  

 
COUNCIL ADVISORY NOTES 
 
1. This development consent requires a Certificate of Compliance under the Water 

Management Act 2000 to be obtained prior to the issue of any Construction 
Certificate. A person is to apply to Mid-Western Regional Council, as the water 
supply authority, for a Certificate of Compliance pursuant to section 305 of the Water 
Management Act 2000. 
 
Please be advised that as a precondition to the granting of a Compliance Certificate, 
the following is to occur: 
a) A monetary contribution, as to be formally confirmed by Councils Water and 

Sewer Department following supply of further information must be paid to 
Council in full (including indexation, where applicable). A current estimation 
based on the DA plans is provided as follows: 

• water contributions – 14.88 ET = $144,607.14 
• sewer contributions – 16.90 ET = $74,947.90 

 
b) The adjustment of existing services or installation of new services and meters, 

as required, in compliance with Australian Standard 3500: National Plumbing and 
Drainage Code.  All costs associated with this work shall be borne by the 
developer. 

 
Note - Section 64 Developer Contributions are subject to Consumer Price Index 
increase on 1 July each year.  Please contact Council’s Planning and 
Development Department regarding any adjustments. 
 

2. The removal of trees within any road reserve requires the separate approval of 
Council in accordance with the policy "Tree Removal and Pruning - Public Places".  
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3. The land upon which the subject building is to be constructed may be affected by 

restrictive covenants. This approval is issued without enquiry by Council as to 
whether any restrictive covenant affecting the land would be breached by the 
construction of the building, the subject of this approval. Persons to whom this 
approval is issued must rely on their own enquiries as to whether or not the building 
breaches any such covenant.  

 
4. The erection of dividing fences under this consent does not affect the provisions of 

the Dividing Fences Act 1991.  Under this Act, all relevant parties must be in 
agreement prior to the erection of any approved dividing fence/s under this consent. 
Council has no regulatory authority in this area and does not adjudicate civil 
disputes relating to the provision of, or payment for, the erection of dividing fences.  
If there is a neighbour dispute about the boundary fence and you are seeking 
mediation, you may contact the Community Justice Centre, or if legal advice or 
action is required, you may contact the Chamber Magistrate.  

 
5. Division 8.2 of the Environmental Planning and Assessment Act 1979 (EP&A Act) 

gives you the ability to seek a review of the determination. This request is made to 
Council and must be made and determined within 6 months after the date on which 
you receive this notice.  

 
6. If you are dissatisfied with this decision section 8.7 of the EP&A Act gives you the 

right to appeal to the Land and Environment Court pursuant to section 8.10(1)(b).  
 
7. To ascertain the extent to which the consent is liable to lapse, refer to Section 4.53 of 

the EP&A Act. 
 
ESSENTIAL ENERGY ADVISORY NOTES 
 
1. If the proposed development changes, there may be potential safety risks and it is 

recommended that Essential Energy is consulted for further comment. 
 
2. Any existing encumbrances/easements in favour of Essential Energy (or its 

predecessors) noted on the title of the above property should be complied with. 
 
3. In addition, Essential Energy’s records indicate there is electricity infrastructure 

located within the properties and within close proximity of the properties. Any 
activities within these locations must be undertaken in accordance with the latest 
industry guideline currently known as ISSC 20 Guideline for the Management of 
Activities within Electricity Easements and Close to Infrastructure. Approval may be 
required from Essential Energy should activities within the property encroach on the 
electricity infrastructure.  

 
4. Prior to carrying out any works, a “Dial Before You Dig” enquiry should be 

undertaken in accordance with the requirements of Part 5E (Protection of 
Underground Electricity Power Lines) of the Electricity Supply Act 1995 (NSW). 

 
5. Given there is electricity infrastructure in the area, it is the responsibility of the 

person/s completing any works around powerlines to understand their safety 
responsibilities. SafeWork NSW (www.safework.nsw.gov.au) has publications that 
provide guidance when working close to electricity infrastructure. These include the 
Code of Practice – Work near Overhead Power Lines and Code of Practice – Work 
near Underground Assets. 

 

https://protect-au.mimecast.com/s/KPvECmO5xLsPZ6EcQRSLy?domain=safework.nsw.gov.au/
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STATEMENT OF REASONS 
 
The determination decision was reached for the following reasons: 
 
1. The proposed development generally complies with the requirements of the 

applicable environmental planning instruments and Mid-Western Regional 
Development Control Plan 2013. 

2. The proposed development is considered to be satisfactory in terms of the matters 
identified in Section 4.15 of the Environmental Planning & Assessment Act 1979. 

3. The matters raised within submissions have been addressed in the following 
manner: 
• Conditions have been imposed to manage fencing, acoustic treatment for 

mechanical plant and condensers, along with tree trimming of trees along the 
western boundary. 

 
STATEMENT OF REASONS (ME0034/2025) 
 
The determination decision was reached for the following reasons: 
 
1. The proposed development complies with the requirements of the applicable 

environmental planning instruments and Mid-Western Regional Development Control 
Plan 2013. 

2. The proposed development is considered to be satisfactory in terms of the matters 
identified in Section 4.15 of the Environmental Planning & Assessment Act 1979. 

3. The proposed development is considered to be satisfactory in terms of the matters 
identified in Section 4.55 of the Environmental Planning & Assessment Act 1979. 

4. The matter raised within the submission is not a consideration under Section 4.15 of 
the Environmental Planning and Assessment Act 1979. 

 
Executive summary 
OWNER/S Investment Management Group Hotels Pty Ltd 
APPLICANT Mr Andrew Connor 
PROPERTY DESCRIPTION Lot 100 DP1313280 

34-42 Inglis Street, Mudgee NSW 2850 
(Previously Lot 10 DP1275386 and Lots 16, 17 
and 18 Section 43 DP758721) 

PROPOSED DEVELOPMENT Alterations and additions to Federal Hotel and 
Hotel / Motel Accommodation 

ESTIMATED COST OF DEVELOPMENT $14,164,366.00 
REASON FOR REPORTING TO COUNCIL Modification to application (cost of works >$3 

million) previously reported to council with 1 
submissions of objection received. 

 
Council is in receipt of a Section 4.55(1A) Application ME0034/2025 to modify Development 
Application DA0140/2024 for demolition works, alterations and additions to the existing Federal 
Hotel, new drive through bottle shop, 38 room hotel accommodation building, business 
identification signage and ancillary works including landscaping and fencing of the site, approved 
by Council on the 20 March 2024 at 34-42 Inglis Street, Mudgee NSW 2850.  
 
The modification application proposes the following: 

• retain the existing accommodation on the first floor, thereby deleting / surrendering various 
demolition works and alteration works to the first floor currently approved.   It is also 
proposed to delete the lift access to the first floor. 
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• Add a fire sprinkler system to the Federal Hotel, this will be serviced by a pump room, 
located in the rear portion of the approved Hotel drive through bottle shop. 

• Modification to Condition 26 relating to upgrades to the existing building pursuant to Section 
64 of the Environmental Planning and Assessment Regulation 2021 to be in accordance 
with a BCA report submitted with the application. 

• A number of minor modifications to the layout of the development to reflect the changes to 
the BCA report and design refinements as part of preparing the Construction Certificate 
drawings.    

 
The proposed modification application was notified, in accordance with Mid-Western Regional 
Community Participation Plan 2019, for a period of 14 days, ending 13 March 2025. During the 
notification period, 1 submission was received. 
 
The proposed development has been assessed in accordance with Council’s DCP and the LEP. 
The proposed development is considered generally consistent with Council’s planning controls.  
 
The application has been referred to Council for consideration as it exceeds staff’s Delegation of 
Authority, in that the value of the application exceeds $3 million and the modification relates to an 
application previously reported to Council. 
 
The application is recommended for Approval. 
 
Disclosure of Interest 
Nil. 
 
Detailed report 
PRECEDING APPROVED DEVELOPMENT 

Council granted consent to Development Application DA0140/2024 for Alterations and Additions to 
the Federal Hotel and Hotel/Motel Accommodation located at 34-42 Inglis Street MUDGEE  NSW  
2850, Lots 16, 17, 18 Sec 43 DP75821 and Lot 10 DP1275386.  The original application was 
determined by Council at its ordinary meeting on 20 March 2024.   
 
Specifically, the approval included demolition works, alterations and additions to the existing 
Federal Hotel, new drive through bottle shop, 38 room hotel accommodation building, business 
identification signage and ancillary works including landscaping and fencing of the site. 

PROPOSED MODIFICATION 

Council is in receipt of a Section 4.55(1A) Application (ME0034/2025) to modify Development 
Application DA00140/2024. 
 
The modification application proposes to make the following amendments to the development: 
 
• Retain the existing accommodation on the first floor, thereby deleting / surrendering various 

currently approved demolition works and alteration works to the first floor.  Current approved 
plans proposed to convert this area to private dining rooms, staff room and storage.  The lift 
access to the first floor is also proposed to be deleted.  Figure 1 shown the current approved 
layout and Figure 2 shows the proposed layout. 
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Figure 1: Extract from approved Upper Level 1 Plan of DA0140/2024 showing upper floor of 
Federal Hotel  

 

 
 

Figure 2: Extract from Upper Level 1 Plan of proposed modification plans showing upper floor 
of Federal Hotel with existing accommodation to be retained.  

 
 
• Introduction of a fire sprinkler to the Federal Hotel.  The fire sprinkler will be serviced by a 

pump room to be located in the rear portion of the drive through bottle shop. 
 

• Modification of Condition 26 relating to fire safety upgrades amended to read: 
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Pursuant to section 64 of the Environmental Planning and Assessment Regulation 2021, 
the existing building are to be bought into conformity with the recommendations and actions 
nominated within the BCA Fire Safety Upgrade Report prepared by Steve Watson & 
Partners, Report No 2024/1221, R1.1 dated 13 December 2024 while noting that all other 
aspects of the development are to comply with the BCA. Plans and specifications 
demonstrating compliance are to be submitted to and approved by the Certifier prior to the 
issue of a Construction Certificate. 

 
This is supported by a BCA Report available in Attachment 1  
 

• A number of minor refinements to the approved plans.   
 
A full list of all the proposed amendments to the plans is provided below and is also shown clouded 
on the proposed modification plans provided in Attachment 2:   
 
o Federal Hotel – Lower Ground Floor 

 Staff room and accessible WC has been removed. 
o Federal Hotel – Ground Floor 

 Deletion of passenger lift. 
 Addition of platform lift for accessibility. 
 Deletion of secondary door access from lounge to smoking area. 
 Deletion of door access between smoking and cocktail lounge. 
 Deletion of one WC in gaming area. 
 Addition of coffee bar and wine room. 
 Minor layout changes to amenities area. 
 Minor layout changes to kitchen. 
 Beer garden & kids play levels raised by 150mm. Alteration of stair and walkway to 

accommodate. 
 Minor layout changes to waste room and addition of cleaners cupboard. 
 Deletion of compartment separation between pub and BOH. 

o Federal Hotel – Level 1 
 Maintaining existing layout and use of accommodation rooms. 
 Storeroom converted to comms room. 
 Removal of passenger lift and adjustment to steel walkway to accommodate. 

o Hotel Building 
 Minor changes to layout within BOH & services areas. 
 Acoustic metal louvres have changed location to address DA conditions. 

o Bottle Shop 
 Relocation of external MSB cupboard and squaring off of external wall in lieu of the nook. 
 Deletion of waste room and staff kitchen/cupboard. 
 Deletion of step ramps and kerb across entry to make everything on one level. 
 Addition of stock storage area behind glazing (in drive through area). 
 Removal of FHR as not required. 
 Addition of Pump Room and underground sprinkler tank. 
 Minor layout changes to BOH store to address compartment sizing. 
 Change to roof design to reflect ground floor layout changes. 

o External works 
 Interlocking pavers have been change to concrete with coloured pigment. 
 Addition of OSD tank between Hotel and Pub buildings 
 Addition of gas storage area with bollards. 
 Relocation of hydrant valves. 
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LEGISLATIVE REQUIREMENTS  

The application has been assessed in accordance with Section 4.55 and 4.15 of the Environmental 
Planning & Assessment Act 1979. The main issues are addressed below as follows. 

4.55(1A) Modifications involving minimal environmental impact 

A consent authority may, on application being made by the applicant or any other person entitled to 
act on a consent granted by the consent authority and subject to and in accordance with the 
regulations, modify the consent if: 
(a)  it is satisfied that the proposed modification is of minimal environmental impact, and 

Comment The proposal includes modifications to the internal layout of the development 
including a reduction in the extent of internal demolition works to the Heritage 
Item.  The modification is not considered likely to result in significant additional 
environmental impacts from that considered under the original consent.  
Accordingly, the development is considered to be of minimal environmental 
impact.   

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

Comment Based on a full assessment of the application, it is considered that the proposed 
modification is substantially the same development as the original consent 
relating to alterations and additions to the Federal Hotel and hotel/motel 
accommodation. 

 
(c)  it has notified the application in accordance with  (i) the regulations, if the regulations so 
require, or (ii) a development control plan,  

Comment The S4.55 Application was notified to adjoining neighbours with one submission 
received during the notification period.  

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

Comment One submission was received during the notification period. The concerns 
raised in the submissions are further discussed within the body of this report and 
a copy of the submission is included within Attachment 3.  

 
(3)  In determining an application for modification of a consent under this section, the consent 
authority must take into consideration such of the matters referred to in section 4.15 (1) as are of 
relevance to the development the subject of the application. The consent authority must also take 
into consideration the reasons given by the consent authority for the grant of the consent that is 
sought to be modified. 

Comment All matters under Section 4.15(1) of relevance to the modification are addressed 
below. 

 

4.15(1)(a) Evaluation – Matters for consideration 

(i) Do any environmental planning instruments (SEPP, REP or LEP) apply to the land to which the 
Application relates? 
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State Environmental Planning Policy (Transport and Infrastructure) 2021 
The modification application was referred to Essential Energy pursuant to Section 2.48 of this 
SEPP  who had no comments to make as to the potential safety risks arising from the proposed 
development.  The existing conditions and advisory notes imposed on the original consent relating 
to Essential Energy assets will be retained.  

MID-WESTERN REGIONAL LOCAL ENVIRONMENTAL PLAN 2012 (MWRLEP 2012) 
The original development was considered against the Mid-Western Regional Local Environmental 
Plan 2012.  Reconsideration of the modified proposal is required against the following clauses of 
the MWLEP 2012: 

Clause 5.10 Heritage Conservation 
The proposal includes works involving a Local Heritage listed item (Federal Hotel) and the site is 
located within the Mudgee Heritage Conservation Area, consideration must be given to the 
relevant heritage significance, in accordance with Clause 5.10(4). 
The proposed modification proposes to surrender or remove the proposal to demolish part of the 
upper floor of the existing hotel and retain the existing accommodation.  The current approved 
plans proposed to modify the upper floor for the purpose of private dining, amenities, staff room 
and storage. 
The modification application was accompanied by a professionally prepared Heritage Impact 
Letter.  The application has been reviewed by Council’s Heritage Advisor who supports the 
proposal stating that the heritage impact, which was acceptable under the original proposal, will 
now be reduced.  
(ii) Draft environmental planning instruments (EPI) 

No draft environmental planning instruments apply to the land to which the Development 
Application relates. 
(iii)  Any development control plans 

MID-WESTERN REGIONAL DCP 2013 
An assessment is made of the relevant chapters and sections of this DCP. Those chapters or 
sections not discussed here were considered not specifically applicable to this application or are 
discussed elsewhere in this report. 

Part 4.4 Signs 
No impact – no changes to the approved signage proposed. 

Part 4.5 Commercial Development  

The proposed modification will not impact on the compliance of the development with the relevant 
development standards under this Part. 

Part 5.1 Car Parking 
Under the original approval for DA0140/2024, a variation of 78.2% deficiency in parking was 
accepted. 
With the proposed modification, the upper floor accommodation will be retained changing the use 
of this area from private dining rooms, staff room, stores and amenities as approved under the 
original application.   
No changes to the number of car spaces or the layout of the approved car parking is proposed, as 
part of the modification.  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.3 

 

134 
 
 
 

 

As per the DCP, the car parking spaces required will be: 

 
 

EXISTING USE Area / number  Car Parking Required 
Licensed floor area  340m2 68 

Employees 7 4.7 

Accommodation 15 15 

Drive Through Bottle shop 3 currently provided 3 

Total  91 

 

PROPOSED USE Area / number  Car Parking Required 
Licensed floor area  791m2 158.2 

Employees 10 6.7 

Accommodation 53 53 

Drive Through Bottle shop 8 proposed  8 

Total  226 

 
 
The proposed development includes a total of 46 car park spaces, resulting in a shortfall of 180 
spaces. This represents a deficiency of 79.64% when compared to the requirements outlined in the 
DCP – which equates to an increase in 15 spaces from the original approval – DA0140/2024. 
The car parking variation for this application has been assessed by Council’s Development 
Engineers who concluded that the proposed parking arrangement, despite its variation from DCP 
standards, was acceptable without the need for additional conditions/carparking.  This was based 
on two key considerations: Development Engineering Assessment and On-street parking 
availability as follows: 
Development Engineering Assessment  
As per the DCP, the Federal Hotel site requires a total of 226 parking spaces.  The modification 
proposal includes only 46 parking spaces (38 marked spaces; 8 spaces within the drive-through 
bottle shop) resulting in a 79.64% deficiency compared to DCP standards.  The original consent 
approved a 78.2% deficiency through a heritage incentive.  The proposed modification increased 
this by just 1.45% which is considered to be minimal and does not warrant any additional 
engineering changes to the existing approved design. 
On-street parking availability 
The on-street parking plan for DA0140/2024 indicated the availability of a minimum of 25 parking 
spaces along the hotel’s frontage on Inglis and Lewis Street.  When combined with the 38 marked 
off-street spaces (excluding the 8 in the bottle shop), this results in a total of 63 parking spaces. 
The Federal Hotel employs 10 staff members and has 53 accommodation rooms, creating a 
demand for 63 spaces (at a 1:1 ratio).  The available parking sufficiently matches this demand, 
satisfying parking requirements in combination with on-street availability. 
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Taking into account the previously approved heritage incentive variation and the availability of on-
street parking, the variation to the carparking requirement is therefore considered acceptable. 

Part 5.3 Stormwater Management 
The modification includes the addition of a second OSD tank located between the Hotel and Pub 
buildings. The OSD tank is proposed to be located 1.5m away from the sewer main and the 
footing/foundation of the OSD tank is shown to extend below the zone of influence of the sewer 
main. This is considered acceptable, no changes to existing conditions required.  

Part 5.4 Environmental Controls 
All the relevant considerations have been discussed elsewhere in this report or dealt with through 
conditions of consent. 

Section 7.11 Contributions 

MID-WESTERN REGIONAL CONTRIBUTIONS PLAN 2019 
The original application was levied with Section 7.12 contributions.  No changes required to the 
existing condition. 

Section 64 - Water/Sewer Developer Services Charges 

The original application was levied with Section 64 contributions. The modification does not give 
rise to any additional Section 64 contributions as confirmed by Council’s Water and Sewer 
department. 
 

4.15(1)(a) Provisions of any Planning Agreement or Draft Planning Agreement – (1)(a)(iiia) 
 

No Planning Agreements are applicable. 
 

Regulations –4.15(1)(a)(iv) 
 

ENVIRONMENTAL PLANNING AND ASSESSMENT REGULATION 2021 
Pursuant to Section 64 of the Environmental Planning and Assessment Regulation 2021 Condition 
26 was imposed under the original consent as follows: 

Pursuant to section 64 of the Environmental Planning and Assessment Regulation 2021, 
the existing buildings are to be brought into conformity with the following Performance 
Requirements of the BCA, Volume 1.  

a) C1P2 – Spread of Fire b) D1P4 – Exits  

b) D1P6 – Paths of Travel to Exits  

c) E1P1 – Fire Hose Reels  

d) E1P2 – Fire Extinguishers  

e) E1P3 - Fire Hydrants  

f) E4P1 – Visibility in an emergency  

g) E4P2 – Identification of exits  

h) E4P3 – Emergency warning and intercom systems.  

Plans and specifications demonstrating compliance are to be submitted to and approved by 
the Certifier prior to the issue of a construction certificate. 

The application proposes to modify Condition 26 to the following: 
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Pursuant to s.64 of the Environmental Planning and Assessment Regulation 2021, the 
existing building are to be bought into conformity with the recommendations and actions 
nominated within the BCA Fire Safety Upgrade Report prepared by Steve Watson & 
Partners, Report No 2024/1221, R1.1 dated 13 December 2024 while noting that all other 
aspects of the development are to comply with the BCA. Plans and specifications 
demonstrating compliance are to be submitted to and approved by the Certifier prior to the 
issue of a Construction Certificate. 

The applicant submitted a number of reports to support the modification.  A copy of the BCA Fire 
Safety Upgrade Report can be found in Attachment 1. 
Council’s Health and Building Manager has reviewed the modification and stated: 
Upon review of the abovementioned report, it is considered that the building will be capable of 
satisfying the requirements of s64 of the EPA Reg, in that: 
the measures contained in the building will be adequate –  

(i)  to protect persons using the building, if there is a fire, or 
(ii)  to facilitate the safe egress of persons using the building from the building, if there is a 
fire, or 
(iii)  to restrict the spread of fire from the building to other buildings nearby. 

Noting that partial conformity is satisfactory depending on the circumstances of the existing 
building.  
In this regard, condition no.26 can be amended as proposed.  

 Likely impacts of the development – 4.15(1)(b)¹ 

The proposed changes to the development have been assessed and it is determined that the 
modified development sought is unlikely to have any adverse impacts in the site or locality.  

 Suitability of Site for Development – 4.15(1)(c) 

(A) DOES THE PROPOSAL FIT IN THE LOCALITY? 
Yes. There are no hazardous land uses or activities nearby, there are no constraints posed by 
adjacent developments and there are adequate utilities and transport facilities in the area available 
for the development. 

(B) ARE THE SITE ATTRIBUTES CONDUCIVE TO DEVELOPMENT? 
Yes. The site is not subjected to any natural hazards, and the project will not impact any critical 
habitat, threatened species, populations, ecological communities or endangered habitats on the 
site. 

 Submissions made in accordance with Act or Regulations – 4.15(1)(d) 

(A) PUBLIC SUBMISSIONS 
The application was notified, in accordance with Mid-Western Regional Community Participation 
Plan 2019, for a period of 14 days, ending 13 March 2025. During the notification period, one 
submission/s were received.   
The submission raised concerns relating to the current significant downturn to business 
accommodation providers in Mudgee and regional NSW as a result of cost of living / visitor 
decrease and increase in accommodation availability.  A copy of the submission can be found in 
Attachment 3.  Competition / viability of a proposed use is not included under the heads of 
consideration for planning applications under Section 4.15 of the Environmental Planning and 
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Assessment Act 1979.  Accordingly, no further consideration can be undertaken in relation to this 
concern.   

(B) SUBMISSIONS FROM PUBLIC AUTHORITIES 
The application was referred to Essential Energy, which has been discussed previously in this 
report. 

 The Public Interest – 4.15(1)(e) 

(A) FEDERAL, STATE AND LOCAL GOVERNMENT INTERESTS AND COMMUNITY 
INTERESTS 
No significant issues in the interests of the public are expected as a result of the proposed 
development. 

CHANGES TO CONDITIONS 

Amend Condition 1 to refer to amended plans 
As discussed throughout this report, there is no objection to the amendments to the proposed 
plans.  The modifications are generally minor changes to reflect detailed design undertaken to 
prepare for Construction Certificate or to reflect the BCA Report requirements.  The changes have 
been referred to Council’s Building and Engineering departments who have raised no concerns.  
Modifications to retain the existing accommodation on the first floor of the Heritage Federal Hotel 
building will reduce the extent of demolition and are acceptable.   
 
Amend Condition 26 
As discussed previously in this report, Council’s Health and Building Manager has reviewed the 
proposed changes to this condition relating to fire safety measures and has raised no objections.  
The BCA report referenced in this condition will the added to the approved plans and documents 
set out in Condition 1 of the consent. 
 
A review of the remaining conditions has confirmed no further changes are required as result of the 
proposal. 

 CONSULTATIONS 

(A) HEALTH AND BUILDING 
Council's Health & Building Surveyor has not raised any concerns with the proposal, supporting the 
proposed modification to Condition 26.  No further conditions required modification. 

(B) TECHNICAL SERVICES 
Council's Development Engineer has reviewed the application and has not raised any concerns 
with the proposed modification.  No changes to existing engineering conditions required. 

(C) HERITAGE ADVISOR 
Council's Heritage Advisor has reviewed the proposal and has not raised any concerns. 

CONCLUSION 

The proposed modifications in application ME0034/2025 have been assessed and are considered 
acceptable. The proposed modifications do not alter compliance with relevant development 
standards and requirements for the proposed development. 
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Community Plan implications 
Theme Good Government 
Goal Strong civic leadership 
Strategy Provide accountable and transparent decision-making for the community 
 
Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Mid-Western Regional Development Control Plan 2013  
Mid-Western Regional Community Participation Plan 2019 
 
Legislation 
Environmental Planning & Assessment Act 1979  
Environmental Planning & Assessment Regulation 2021 
Mid-Western Regional Local Environmental Plan 2012 
 
Financial implications 
Should the applicant seek to appeal the decision of Council to the Land and Environment Court, 
the costs associated with an appeal will be required to be funded by Council.  
 
Associated Risks 
Should Council refuse the application, the applicant may seek a further review of this decision or 
appeal through the Land and Environment Court. 
 
 

SARAH HOPKINS 
PLANNING COORDINATOR 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

24 April 2025 
 
Attachments: 1. BCA Fire Safety Upgrade Report. (separately attached)   

2. Proposed Modified Plans. (separately attached)   
3. Copy of submission (redacted). (separately attached)    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.4 ME0042/2025 - Modification to DA0229/2024 - Provision of 
Accessible Toilet in Farm Building - 686 Queens Pinch Road, 
Mullamuddy 

REPORT BY THE DUTY TOWN PLANNER  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, DA0229/2024 

    
RECOMMENDATION 
 
That Council: 
 
A. receive the report by the Duty Town Planner on ME0042/2025 - Modification to 

DA0229/2024 - Provision of Accessible Toilet in Farm Building - 686 Queens 
Pinch Road, Mullamuddy; 

B. that ME0042/2025 - Modification to DA0229/2024 - Provision of Accessible Toilet 
in Farm Building - 686 Queens Pinch Road, Mullamuddy be approved subject to 
the following conditions (with amendments shown in blue text): 

CONDITIONS 
 

1. Approved plans and supporting documentation 
Development must be carried out in accordance with the following approved plans 
and documents, except where the conditions of this consent expressly require 
otherwise. 
 

Title / Name: Drawing No / 
Document Ref: 

Revision / 
Issue: 

Date:  Prepared by: 

Site Plan - - 16 February 
2024 

Navigate Planning 

Ground Floor 
Plan 

Drawing No. 02 C 11.6.24 
28 March 
2025 

No author 
Navigate Planning 

Mezzanine Floor 
Plan 

Drawing No. 03 C 11.6.24 No author 

Elevations Drawing No. 04 C 11.6.24 No author 
Building Code of 
Australia 
Category 1 
Assessment 
Report #1 

- - 5 June 2024 BCA Performance 

Proposed 
Disabled 
Amenities 

3938-A01 A Mar 2025 Giselle Denley 
Drafting Services 

 
In the event of any inconsistency with the approved plans and a condition of this 
consent, the condition prevails. 
 
MODIFIED BY ME0042/2025 
 

2. Clarification of approved use of the building 
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For clarity, this development consent provides approval for the use of the building as 
a farm building ancillary to the agricultural use of the land, all required building 
works in accordance with the stamped approved plans and conditions of this 
consent, only.  
 
The ‘farm admin’, ‘utility room’ and ‘storage’ spaces of the building is to be used 
solely in conjunction with the approved use of the farm building by the landowner 
and is not to be adapted or used for any other purpose. The separate use or 
occupation of these spaces is also not permitted by this consent nor the introduction 
of new facilities such as a kitchen or portable cooking facilities. Note: This consent 
does not authorise any plumbing or drainage works as part of the use of the building 
as a farm building.  
 

3. Non-reflective finishes 
Metal roof/wall cladding shall be provided in a non-reflective/non-glary colour 
scheme such as “Colourbond” steel sheeting. 
 

4. Building not to be used for habitable uses 
The building must not be adapted nor used for habitable, recreational, retail or 
industrial purposes at any time.  
 

5. Imported waste derived fill material 
The only waste derived fill material that may be received at the development site 
must be: 
a) Virgin excavated natural material, within the meaning of the Protection of the 

Environment Operations Act 1997; and 
b) Any other waste-derived material the subject of a resource recovery exemption 

under cl.91 of the Protection of the Environment Operations (Waste) Regulation 
2014 that is permitted to be used as fill material. 

 
6. Waste Disposal 

 
All waste generated by the development is to be disposed of to a Council approved 
waste facility. All fees and charges for disposal are to be borne by the developer. 
 

7. Hazardous Substances Storage 
 

Storage of hazardous substances is to be located within an appropriate storage 
facility in accordance with requirements of the relevant Material Safety Data Sheet.   
 

8. No ponding of stormwater 
 

All earthworks, filling, building, driveways or other works are to be designed and 
constructed (including stormwater drainage if necessary) to ensure that at no time 
any ponding of stormwater occurs on the subject site or adjoining land as a result of 
this development. Design must also ensure that no diversion of runoff onto other 
adjacent properties occurs. 
 

9. Water Storage 
To service this development minimum water tank storage of 60,000 litres is required, 
of which a minimum of 20,000 litres static water supply is to be retained for 
firefighting purposes. 
 

10. Occupation Certificate 
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Prior to the occupation of a new building, or occupation or use of an altered portion 
of, or an extension to an existing building, an Occupation Certificate is to be 
obtained from the Principal Certifier appointed for the erection of the building 
 

11. Commencement of works 
This consent does not permit commencement of any site works. Works are not to 
commence until such time as a Construction Certificate has been obtained and the 
appointment of a Principal Certifier. 

 
 

12. Erection of signs 
1. This section applies to a development consent for development involving 

building work, subdivision work or demolition work. 
2. It is a condition of the development consent that a sign must be erected in a 

prominent position on a site on which building work, subdivision work or 
demolition work is being carried out— 
a) showing the name, address and telephone number of the principal certifier for 

the work, and 
b) showing the name of the principal contractor, if any, for the building work and 

a telephone number on which the principal contractor may be contacted 
outside working hours, and 

c) stating that unauthorised entry to the work site is prohibited. 
3. The sign must be— 

a) maintained while the building work, subdivision work or demolition work is 
being carried out, and 

b) removed when the work has been completed. 
4. This section does not apply in relation to— 

a) building work, subdivision work or demolition work carried out inside an 
existing building, if the work does not affect the external walls of the building, 
or 

b) Crown building work certified to comply with the Building Code of Australia 
under the Act, Part 6. 

 
13. Outdoor Lighting – obtrusive effects 

 
All exterior lighting associated with the development shall be designed and installed 
so that no obtrusive light will be cast onto any adjoining property or roadways, in 
accordance with Australian Standard 4282 “Control of the Obtrusive Effects of 
Outdoor Lighting”. 
 

14. Annual Fire Safety Statement 
 

For every 12 month period after the issue of the Final Fire Safety Certificate the 
owner/agent of the building must provide the Council and the Commissioner of Fire 
and Rescue NSW with a copy of an Annual Fire Safety Statement certifying that each 
specified fire safety measure is capable of performing to its specification.   
 

BEFORE ISSUE OF A CONSTRUCTION CERTIFICATE 
 
15. Long Service Levy 

Prior to the issue of a Construction Certificate, the developer shall pay a Long 
Service Levy at the prescribed rate to either the Long Service Levy Corporation or 
Council, for any work costing $250,000 or more.   
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Note - The amount payable is currently based on 0.25% of the cost of work. This is a 
State Government Levy and is subject to change. 
 
Note – Council can only accept payment of the Long Service Levy as part of the fees 
for a Construction Certificate application lodged with Council. If the Construction 
Certificate is to be issued by a Private Certifier, the Long Service Levy must be paid 
directly to the Long Service Levy Corporation or paid to the Private Certifier. 
 

16. Section 64 Upgrade – Fire Safety - Building Code of Australia 
Pursuant to section 64 of the Environmental Planning and Assessment Regulation 
2021, the existing buildings are to be brought into conformity with the following 
Performance Requirements of the BCA, Volume 1. 
 
a) D1P4 – Exits 
b) E4P1 – Visibility in an emergency 
c) E1P2 – Fire Extinguishers 

 
Plans and specifications demonstrating compliance are to be submitted to and 
approved by the Certifier prior to the issue of a Construction Certificate. 
 

BEFORE WORK COMMENCES 
 
17. Pre-construction notifications 
 

In accordance with the provisions of the Environmental Planning and Assessment 
Act 1979 construction works approved by this consent must not commence until: 
a) A Construction Certificate has been issued by the Certifier (i.e. Council or an 

accredited certifier); and 
b) A Principal Certifier has been appointed by the person having benefit of the 

development consent in accordance with the Environmental Planning and 
Assessment Act 1979; and 

c) If Council is not the Principal Certifier, notify Council no later than two (2) days 
before building work commences as to who is the appointed Principal Certifier; 
and 

d) At least two (2) days before commencement of building work, the person having 
benefit of the development consent is to notify Council as to the intention to 
commence building work. 

 
18. Construction waste enclosure 

The site shall be provided with a waste enclosure (minimum 1800mm X 1800mm X 
1200mm) that has a lid or secure covering for the duration of the construction works 
to ensure that all wastes are contained on the site.  The receptacle is to be emptied 
periodically to reduce the potential for rubbish to leave the site.  Council encourages 
the separation and recycling of suitable materials.   
 
NOTE - ALL WASTE GENERATED FROM THE CONSTRUCTION PROCESS IS TO BE 
CONTAINED ON-SITE 

 
19. Existing damage to council property 

 
Prior to the commencement of works on site, the applicant shall advise Council’s 
Operations Department in writing, of any existing damage to Council property.  
 

20. Relocation of services 
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The developer shall be responsible for all costs incurred in the necessary relocation 
of any services affected by the required construction works.  Council and other 
service authorities should be contacted for specific requirements prior to 
commencement of any works. 
 

21. Sediment erosion controls 
Sediment erosion controls shall be installed within the development site, to the 
satisfaction of the Certifier (i.e. Council or the Principal Certifier), prior to the 
commencement of works. 

 
DURING WORK  
 
22. Mandatory inspections 

All mandatory inspections required by the Environmental Planning and Assessment 
Act 1979 and any other inspections deemed necessary by the Principal Certifier shall 
be carried out during the relevant stage of construction. 

 
23. Aboriginal material found during construction 

 
In the event of any Aboriginal archaeological material being discovered during 
earthmoving/construction works, all work in that area shall cease immediately and 
the Office of Environment and Heritage (OEH) notified of the discovery as soon as 
practicable. Work shall only recommence upon the authorisation of the OEH. 
 

24. Management of Development Site 
The development site is to be managed for the entirety of work in the following 
manner: 
a) Erosion and sediment controls are to be implemented to prevent sediment from 

leaving the site. The controls are to be maintained until the development is 
complete and the site stabilised with permanent vegetation; 

b) Appropriate dust control measures; 
c) Construction equipment and materials shall be contained wholly within the site 

unless approval to use the road reserve has been obtained; 
d) Toilet facilities are to be provided on the work site at the rate of one toilet for 

every 20 persons or part of 20 persons employed at the site. 
 

25. Hours of work 
Site work must only be carried out between the following times – 
 

• 8am to 5pm Monday to Saturday 
No site work is permitted on Sundays or Public Holidays. 

 
Site work is not to be carried out outside of these times except where there is an 
emergency, or for urgent work directed by a police officer or a public authority. 

 
26. Procedure for critical stage inspections 

While building work is being carried out, the work must not continue after each 
critical stage inspection unless the principal certifier is satisfied the work may 
proceed in accordance with this consent and the relevant construction certificate. 
 

BEFORE ISSUE OF AN OCCUPATION CERTIFICATE 
 
27. Decommissioning works required 
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Prior to the issue of any Occupation Certificate, the chimney stack and fireplace is to 
be permanently decommissioned and/or removed from the building (with the wall 
reinstated accordingly) to the written satisfaction of Council.  
 

28. OSMS – Inspection for Onsite Sewage Management System 
 

Prior to the use of the premises for the purposes approved by this consent, and prior 
to the issue of an Occupation Certificate, a satisfactory final inspection report from 
the Council must be obtained, verifying the associated onsite wastewater 
management system has been supplied and installed in accordance with the 
approval under Section 68 of the Local Government Act 1993. 
 

29. Finish of Surface Around Site 
 

Prior to use of the development and/or issue of an Occupation Certificate, the 
excavated and/or filled areas of the site are to be stabilised and drained, to prevent 
scouring onto adjacent private or public property.  The finished ground around the 
perimeter of the building is to be graded to prevent ponding of water, and to ensure 
the free flow of water away from the building and adjoining properties. 
 

30. Stormwater clear of building and OSSM 
Prior to use of the development and/or issue of an Occupation Certificate, roof water 
from the building and any rainwater tank overflow shall be piped clear of all buildings 
and clear of the sewage wastewater disposal area - without creating any nuisance on 
the property, or to adjoining properties. 
 

31. Car Parking and Driveway 
Prior to commencement of use of the development and/or issue of an Occupation 
Certificate, all approved car parking and associated driveway works are to be 
completed.  
 

32. Fire Safety Certificate 
Prior to occupation the owner of the building must cause the Certifier to be given a 
fire safety certificate (or interim fire safety certificate in the case of a building or part 
of a building occupied before completion) in accordance with Section 41 of the 
Environmental Planning and Assessment (Development Certification and Fire Safety) 
Regulation 2021 for each measure listed in the schedule.  The certificate must only 
be in the form specified by Section 86 of the Regulation.  A copy of the certificate is 
to be given to the Commissioner of the New South Wales Fire Brigade and a copy is 
to be prominently displayed in the building. 
 

OCCUPATION AND ONGOING USE  
 
33. All car parking within site 

All parking associated with the use is to be contained wholly within the site. 
 

34. Driveways to be maintained 
All access crossings and driveways are to be maintained for the life of the 
development. 
 

35. No interference with amenity 
There being no interference with the amenity of the neighbourhood by reason of the 
emission of any “offensive noise”, vibration, smell, fumes, smoke, vapour, steam, 
soot, ash or dust, or otherwise as a result of the proposed development. 
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36. Clean and tidy condition 
The development is to be maintained in a clean and tidy manner, at all times. 
 

37. Ongoing use of the building 
The development is not permitted to operate in any other manner other than as a 
farm building, being used ancillary to the agricultural use of the land, only. The 
building is not permitted to be utilized at any time for habitable, recreational, retail or 
industrial purposes. 

 
STATEMENT OF REASONS: 
 
1. The proposed development complies with the requirements of the applicable 

environmental planning instruments and Mid-Western Regional Development Control 
Plan 2013. 

 
2. The proposed development is considered satisfactory in terms of the matters 

identified in Section 4.15 of the Environmental Planning and Assessment Act 1979, 
subject to compliance with conditions of consent.  

 
3. Four submissions were received in response to public notification of the proposed 

development which have been addressed in the following manner: 
 
1. The application is for a farm building, ancillary to the agricultural use of the land. 

The conditions imposed seek to ensure that the future use of the building is 
consistent with this requirement. 

2. A condition is imposed to decommission and/or remove the chimney stack and 
fireplace from the building prior to occupation. 

3. Essential fire safety measures are required to be installed in the farm building as 
the classification of the building has been confirmed by the applicants Building 
Code of Australia Report to be a class 7 or 8 building (farm building). 

 
4. The proposed modification is considered to result in minimum environmental impact 

and is substantially the same development as the originally approved development – 
thereby satisfying the requirements of Section 4.55(1A)(a) and (b) of the 
Environmental Planning and Assessment Act 1979. 

 ADDED BY ME0042/2025 
 
ADVISORY NOTES 
 
1. The removal of trees within any road reserve requires the separate approval of 

Council in accordance with the policy “Tree Removal and Pruning – Public Places”. 
 

2. The land upon which the subject building is to be constructed may be affected by 
restrictive covenants. This approval is issued without enquiry by Council as to 
whether any restrictive covenant affecting the land would be breached by the 
construction of the building, the subject of this approval. Persons to whom this 
approval is issued must rely on their own enquiries as to whether or not the building 
breaches any such covenant.   
 

3. Division 8.2 of the Environmental Planning and Assessment Act (EP&A Act) gives 
you the ability to seek a review of the determination. This request is made to Council 
via the NSW Planning Portal and must be made and determined within 6 months after 
the date on which you receive this notice. Please contact Council’s Planning and 
Development Department for more information or advice. 
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4. If you are dissatisfied with this decision section 8.7 of the EP&A Act 1979 gives you 
the right to appeal to the Land and Environment Court. 
 

5. To ascertain the extent to which the consent is liable to lapse, refer to Section 4.53 of 
the EP&A Act. 

 
Executive summary 
OWNER/S Mr Timothy Sutton 
APPLICANT: Mr Mark Hitchenson 
PROPERTY DESCRIPTION 686 Queens Pinch Road, Mullamuddy 

Lot 39 DP 756870 
PROPOSED DEVELOPMENT Modification to Farm Building – Provide 

Accessible Toilet Facilities 
ESTIMATED COST OF DEVELOPMENT: Not applicable 
REASON FOR REPORTING TO COUNCIL: Application seeks to modify a development 

consent that was originally determined by 
Council. 

PUBLIC SUBMISSIONS: Nil 
 
A modification of consent application under Section 4.55(1A) of the Environmental Planning and 
Assessment Act 1979 was lodged with Council on 7 April 2025. The proposed modification of 
Development Consent DA0229/2024 seeks to add an accessible bathroom within one of the 
existing rooms within the farm building. No other changes are proposed. Changes are required to 
Condition 1 in response to the proposed provision of an accessible bathroom.  
 
The original development consent was determined by Council. This modification of consent 
application is required to be determined by Council. 
 
The modification of consent application was not placed on public exhibition because the amenity 
impacts associated with the proposed modification are no greater than the approved development. 
All changes are internal to the building. No submissions were received.  
 
The proposed modification is recommended for approval. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Original Approval 
 
The original development consent, approved by Council on 17 July 2024, was for the continued 
use of a farm building at 686 Queens Pinch Road, Mullamuddy. The consent was issued as a 
deferred commencement consent, seeking a Building Information Certificate for works that had 
been undertaken without approval. Building Information Certificate BIC0104/2025 – BIC-32598 
was issued by Council on 2 December 2024. The development consent became operational on 13 
December 2024.  
 
Previous Modification 
 
There have been no other modifications to the original consent.  
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Proposed Modification 
 
This Section 4.55(1A) application to modify Development Consent DA0229/2024 was submitted to 
Council on 7 April 2025.  
 
The proposed modification seeks to convert one of the existing rooms within the approved farm 
building to a disabled bathroom. The applicant has not specifically applied for any specific changes 
to the conditions. Condition No.1 will need to be changed to refer to the modified plans of the 
disabled bathroom fit out. No other changes are proposed to the approved farm building.   
 

 
Figure 1:    Amended Floor Plan 
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Figure 2:    Proposed Disabled Amenities 
 

REQUIREMENTS OF REGULATIONS AND POLICIES 
 
Section 4.55 Modification Legislation 
 
Minimal Environmental Impact 
 
The Modification Application is made pursuant to Section 4.55(1A) of the Environmental Planning 
and Assessment Act 1979. Section 4.55(1A) of the Environmental Planning and Assessment Act 
1979 pertains to modifications to a Development Consent that are of minimal environmental 
impact.  
 
It is considered that the proposed modification will have ‘minimal environmental impact’ compared 
to the originally approved proposal, as: 
 

• The bathroom fit out will be contained within one existing room of the farm building, 
depicted in the approved plans (DA0229/2024) as “Future Washroom” 

• There are no changes to the remainder of the farm building. 
• There are no external changes to the approved farm building. 

 
Substantially the Same Development 
 
The modification is considered to result in substantially the same development as that for which 
consent was originally granted. The modification will add disabled bathroom facilities to the 
building. No other changes are proposed. The modification will not change the approved use of the 
building.  
 
Consultation 
 
This modification of consent application did not require consultation with any public authorities or 
approval bodies.  
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Notification and Submissions 
 
This modification of consent application was not required to be notified or advertised in accordance 
with Council’s Community Participation Plan October 2019. Applications to modify development 
consents pursuant to 4.55(1A) do not need to be exhibited, where Council is satisfied that the 
development will have the same or lesser impact on the amenity of adjoining property owners as 
the original application.  
 
No submissions were received during assessment of the application.  

MATTERS FOR CONSIDERATION 
 
The consent authority is required to consider the relevant matters outlined in Section 4.15 of the 
Environmental Planning and Assessment Act 1979.  
 
As the proposed modification does not seek any major changes to the approved farm building, the 
majority of the matters for consideration under Section 4.15 are not relevant. The relevant 
considerations are summarised as follows: 
 

a) The provisions of any environment planning instruments. 
  
 Mid-Western Regional Local Environmental Plan 2012 (MWRLEP 2012) 
 

The proposed modification does not alter the proposal’s compliance with the relevant 
development standards contained in MWRLEP 2012.  
 
State Environmental Planning Policies (SEPP’s) 
 
The proposed modification does not alter the proposal’s compliance with the relevant 
development standards contained in the applicable SEPP’s. 
 
Draft Environmental Planning Instruments 
 
Not applicable. 

 
b) The provisions of any development control plan or Council policy. 

 
Mid-Western Regional Development Control Plan 2013 
 
The proposed modification does not alter the proposal’s compliance with all the relevant 
requirements of the Mid-Western Regional Development Control Plan 2013.  
 
Council Policies 
 
Not applicable. There are no Council policies applicable to the proposed modification. 

 
Contributions 
 
The original approval for the farm building did not attract any developer contributions. The 
proposed modification will not trigger contributions.  
 

c) The provisions of any planning agreement. 
 

Not applicable.  
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d) The regulations.  

 
Not applicable.  

 
e) The likely impacts of development.  

 
The proposed modification does not alter the impacts associated with the approved farm 
building.  

 
f) The suitability of the site for the development. 

 
The proposed modification does not alter the suitability of the site for the approved 
development.  

 
g) Any submissions received.  

 
No submissions were received during the assessment of the proposed modification.  

 
h) The public interest. 

 
No significant issues in the interests of the public are expected as a result of the proposed 
modifications.  

 

CONSEQUENTIAL CHANGES TO CONDITIONS 
 
The proposed modification seeks to alter one of the rooms within the farm building to a disabled 
bathroom. Th subject room was depicted in the approved plans (DA0229/2024) as “Future 
Washroom”. Only Condition No.1 requires amendment to refer to the plans of the disabled 
bathroom fit out.  
 
Amend Condition 1 to refer to amended plans 
 
There is no objection to the proposed provision of a disabled bathroom within the farm building. 
Accordingly, it is recommended that Condition 1 be amended to refer to the new plans showing the 
bathroom fit out. 

CONSULATIONS 
 
Building Surveyor 
 
Council’s Building Surveyor notes that no changes to conditions are required, to accommodate the 
disabled toilet.  

CONCLUSION 
 
The proposed modifications in application ME0042/2025 have been assessed and is considered 
reasonable in the circumstances. The proposed modification does not alter the approved farm 
building’s compliance with relevant development standards and requirements. 
 
The proposed modification is focussed on adding disabled bathroom facilities to one of the rooms 
within the farm building. Changes are required to Condition No.1 to reflect the bathroom fit out.  
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Community Plan implications 
Theme Good Government 
Goal Strong civic leadership 
Strategy Provide accountable and transparent decision-making for the community 
 
Strategic implications 
Council Strategies 
Not applicable 
 
Council Policies 
Mid-Western Regional Local Environment Plan 2012 
Mid-Western Regional Development Control Plan 2013 
Mid-Western Community Participation Plan 2019 
 
Legislation 
Local Government Act 1993 
Environmental Planning and Assessment Act 1979 (as amended) 
Environmental Planning and Assessment Regulation 2021 
 
Financial implications 
Should Council refuse the application, and the applicant seeks to appeal this decision through the 
Land & Environment Court, legal costs associated with an appeal will be required to be funded by 
Council. 
 
Associated Risks 
Should Council refuse the modification application, the applicant may seek a further review of this 
decision or appeal through the Land and Environment Court.  
 
 
 

ILIJA SUSNJA 
DUTY TOWN PLANNER 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

30 April 2025 
 
Attachments: 1. Bathroom Fitout.   

2. Floor Plan.   
3. Site Plan.    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.5 Mudgee Regional Airport Master Plan 2025-2035 
REPORT BY THE BUSINESS DEVELOPMENT COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, ECO800001, GOV400113 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Business Development Coordinator on the Mudgee 

Regional Airport Master Plan; 

2. place the Mudgee Regional Airport Master Plan 2025 on public exhibition for 28 
days; and 

3. receive a further report following conclusion of the public exhibition period to 
consider any submissions received, or if at the end of the public exhibition 
period, if no submissions are received, adopt the Mudgee Regional Airport 
Master Plan 2025. 

 
 

Executive summary 
Having received, exhibited, and accepted the previous Mudgee Regional Airport Master Plan in 
2015, Council has prepared a new 10-year Master Plan to meet the current and future challenges 
of the Mudgee Regional Airport. 
 
It is recommended that the Mudgee Regional Airport Master Plan is placed on public exhibition for 
28 days and if no submissions are received, adopt the Mudgee Regional Airport Master Plan 2025. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The Mudgee Regional Airport Master Plan 2025 builds upon the 2015 Plan to address the evolving 
needs of Mudgee Regional Airport. It has been developed through community engagement to 
ensure alignment with local priorities, future aspirations and engagement of industry experts for 
specific requirements such as pavement strength and capabilities. 

Key Objectives: 

• Assess Current Capabilities: Evaluate existing infrastructure, operational capacity, and 
historical usage; 

• Quantify Socioeconomic Impact: Determine the airport's contribution to the region's 
economy, employment, and community well-being; 
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• Envision Future Growth: Project future aircraft movements and passenger traffic to inform 
strategic planning; 

• Prioritise Community Needs: Incorporate community feedback into the development of the 
Master Plan; 

• Explore Technological Advancements: Identify opportunities to leverage emerging 
technologies and innovative services; 

• Optimise Airside Infrastructure: Develop a strategic plan for runway and airfield 
maintenance, expansion, and safety improvements; 

• Safeguard Aviation Environment: Implement measures to protect the airport's operational 
integrity and surrounding land uses; and 

• Implement Action Plan: Outline a detailed implementation strategy to achieve the Master 
Plan's goals and objectives. 

The following recommendations have been presented in the Plan: 

Page Priority Action Item Strategy 
Scenario 

Trigger Point 

8 1 Attract a Rapid Public 
Transport Provider 

Develop Cessation of Fly Pelican Services 

37 1 Attract & Retain Airport 
Businesses 

Develop Airport Economic Strategy 

37 1 New Taxiway build – 
Evaluation for 
commercial lots 

Develop Sale of Lots 

41 1 Short term 
accommodation – 
Existing cottage 

Develop Airport Economic Strategy 

60 1 Storm Water 
Management – 1 
Airside - 04/22 runway 
safeguarding 

Maintain Storm water Master Plan, Grant 
Funding 

40 2 Potential Industrial Land Develop Business case - Survey and town 
planning costs 

61 2 Storm Water Drainage 
System Easement 

Maintain Storm Water Master Plan 

41 2 Convert Terminal to 
General Aviation 
Lounge – access via 
ASIC card details 

Utilise Airport Economic Strategy 
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60 2 Storm Water 
Management – 2b – 
Commercial – 
Protection of 
Commercial Tenancies. 

Maintain Storm Water Master Plan 

39 3 North Land Airpark Develop Business case - Initial cost for Town 
planning and infrastructure budget 
would be required 

60 3 Storm Water 
Management – 2 a – 
Commercial 
Remediation of RFS 
site and Commercial 
lots 

Maintain Storm water Master Plan, 
Airport Economic Strategy, 

60 3 Storm Water 
Management – 3 
Landside 

Maintain Storm Water Master Plan 

41 4 Conversion of existing 
hangar space 

Develop Airport Economic Strategy 

41 4 Short term 
accommodation – 2, 2 
bed Accommodation 
Units 

Develop Airport Economic Strategy 

55 5 Runway over lay Utilise Business case based on increase 
public transport flight or larger 
aircraft utilisation 

55 5 East Apron Over lay Utilise Business case based on increase  
public transport flight or larger 
aircraft utilisation 

55 5 04/22 Runway reseal – 
15 years – 2035 

Maintain Structural Analysis 2030 

55 5 Taxiway Echo reseal – 
15 years - 2035 

Maintain Structural Analysis 2030 

55 5 Taxiway Alpha Taxiway 
Echo reseal – 15 years 
- 2035 

Maintain Structural Analysis 2030 

52 6 Additional Grass 
runway feasibility study 

Develop Business case 

Recommendation: 

It is recommended that Council place the Mudgee Regional Airport Master Plan 2025 on public 
exhibition for the specified period. Following the exhibition period, Council should consider any 
submissions received and, if no significant objections are raised, adopt the Master Plan. 
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Community Plan implications 
Theme Connecting Our Region 
Goal An active travel network within the region 
Strategy Support viable public transport options across the region 

Strategic implications 
Council Strategies 
Mudgee Regional Airport – Master Plan 

Council Policies 
Not Applicable 

Legislation 
Civil Aviation Safety Regulations 1988 (CAR) 
Part 139 Manual of Standards (MOS) 2019 
The Aviation Transport Security Act 2004 
Aviation Transport Security Regulations 2005 

Financial implications 
The Airport Master Plan outlines a number of strategies and opportunities that will increase 
potential future income of the airport as well as capital improvements and commercial 
opportunities. The Plan recommends a financial strategic plan to ensure commercial viability and 
alignment with market conditions to support investment decision-making and prioritisation. 

Associated Risks 

• If the Airport Master Plan 2025 is not adopted, the development of a sustainable business may
be at risk.

• Future operating budget and plans may not meet the communities' needs and
requirements, and changing trends may affect the Airport sustainability.

If capital funds are misdirected, they may be allocated inefficiently, resulting in poor value for the 
community. 
 

ANDREW BANKS 
BUSINESS DEVELOPMENT COORDINATOR 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 

  

5 May 2025 

Attachments: 1. Mudgee Regional Airport Master Plan 2025-2035. (separately attached)  
      2. Mudgee Regional Airport Adjoining Land. (Confidential - separately 

attached)

APPROVED FOR SUBMISSION: 
BRAD CAM 
GENERAL MANAGER 

Jen Marsden
Inserted Text
 - 
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8.6 Mid-Western Region Housing Strategy - Post Exhibition 
REPORT BY THE MANAGER STRATEGIC PLANNING  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400103, LAN900177, gov400113 

    
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; and 
 
3. staff to undertake a review of the Mid-Western Region Housing Strategy within 

the first 6 months of adoption, engage with Councillors and report to Council.  
 
 
Addendum to report dated 16 April 2025 
The Draft Mid-Western Region Housing Strategy (Housing Strategy) – Post Exhibition was 
reported to the 16 April 2025 Council meeting. Council resolved (minute number 93/25) ‘defer the 
adoption of Mid-Western Regional Housing Strategy until further discussion and consultation with 
Councillors, with a report to be brought back to the May Council meeting’. 
 
Since the 16 April 2025 meeting, further discussion and consultation was undertaken with 
Councillors in accordance with the recommendation. It is proposed that these discussions and 
consultation continue during the six months following the adoption of the Housing Strategy to 
inform a review and make change if deemed necessary. The implementation of the Housing 
Strategy will also be communicated with the Councillors during this period.  
 
Following the further discussions and consultation with Councillors, it remains important that 
Council proceed with the adoption of the Housing Strategy, due to receipt of Department of 
Planning, Housing and Infrastructure, Regional Housing Strategic Planning Fund – Round 3 
funding. The funding is for the implementation of the Housing Strategy, specifically, the master 
planning of residential growth areas and an Mid-Western Regional Local Environmental Plan 2012 
amendment to facilitate lot size diversity (both of these tasks are Actions within the Housing 
Strategy). Further, the adoption of the Housing Strategy will support current applications for 
residential land rezoning progression.  
 
Executive summary 
The purpose of this report is to consider the submissions received and adopt the updated Housing 
Strategy, prepared by GYDE Consulting and Council, dated April 2025.  
 
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 
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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.  
 
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, 
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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.  
 
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) 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.6 

 

162 
 
 
 

 

• 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. 
 
 
Submission site: 106 Spring Flat South Lane, Spring Flat – Lot 2 DP1266982 
 

  
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.6 

 

163 
 
 
 

 

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 
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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. 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 
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Mudgee Airport.  

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 

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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agriculture pursuits, providing a unique 
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 
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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 
Stormwater Drainage Study, or other 
drainage improvements have been 

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 
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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. 

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 
affordable housing contributions scheme in 
the LGA, such as across residential land 

Council acknowledges the importance of the provision 
of affordable housing in our LGA, however we are not 
currently resourced to establish an affordable housing 
contribution scheme. Council is willing to provide 
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identified for rezoning. 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 
development growth in Mudgee’s West 
may warrant duplication of the Castlereagh 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.6 

 

175 
 
 
 

 

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

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

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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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 
projections and strategy directions. 

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



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 8.6 

 

178 
 
 
 

 

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 
comparing the Housing Strategy to other 
housing strategies which have used NSW 
Government population projections. Where 

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

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 for delivering a broader range 
of smaller housing options.  

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

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, 
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 
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density, including infill. 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 
Mudgee, table 16 (p. 42) does not includes 
figures for "Townhouse/ villa/ unit". The 

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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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.  

Council should consider if this action 
should be achieved prior to Council 
accepting proposals for rezoning. Master 

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 
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planning should occur prior to rezoning to 
ensure lot diversity (via minimum lot size 
controls and other relevant statutory 
controls. 

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.  

 
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.  
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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 
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.  
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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.  
 
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.  
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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 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

2 May 2025 
 
Attachments: 1. Public Submissions. (separately attached)   

2. Agency Submissions. (separately attached)   
3. Updated Mid-Western Region Housing Strategy April 2025. (separately 

attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.7 Events Assistance Applications Period 1: 1 July 2025 - 31 
December 2025 

REPORT BY THE EVENTS COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400103, ECO800009, FIN300052 
    
 

RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Events Coordinator on the Events Assistance 

Applications; 

2. provide muti-year Events Assistance to the below late applicant (cash amount) for 
Period 2, January – June in 2024/25, 2025/26 and 2026/27 financial years; 
 2024/25 2025/26 2026/27 
 Period 2 Period 2 Period 2 
Cudgegong Antique Machinery Club Inc – 
Mudgee Swap Meet and Car Boot Sale 

$1,000 $1,000 $1,000 

 

3. provide multi-year Events Assistance funding to the below applicants (includes 
cash and in-kind amounts) for Period 1, July - December in 2025/26, 2026/27 and 
2027/28 financial years; and 

 2025/26 2026/27 2027/28 
 Period 1 Period 1 Period 1 
Cudgegong Cruisers Inc – Motorfest $500  $500 
Rylstone Street Feast $2,500 $2,500 $2,500 

 
4. provide Events Assistance funding to the below applicants (includes cash and in-

kind amounts) for Period 1, July – December in the 2025/26 financial year. 
 2025/26 
 Period 1 
Mudgee Triathlon Club – Mudgee Running 
Festival 

$3,000 

AREC – 2025 Mudgee Small Farm Field Days $3,000 
 

 
Executive summary  
This report considers applications for Events Assistance under Council’s Events Assistance Policy. 
It relates to events to be held between 1 July and 31 December 2025 and one late application for 
the period 1 January to 30 June 2025.  A total of 5 complete applications were considered. 
 
It should be noted that the following events are already approved in the 2025/26 budget via Events 
Assistance:  
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Sculptures in the Garden $3,000 Period 1 1 July – 31 December 2025 
Henry Lawson Heritage Festival $2,500 Period 1 1 July – 31 December 2025 
Mudgee Show Jumping Festival $2,500 Period 1 1 July – 31 December 2025 
Mudgee Rodeo $3,000 Period 1 1 July – 31 December 2025 
Can Cruise $2,500 Period 2 1 January – 30 June 2026 
Western Premier League Magic 
Round 

$1,400 Period 2 1 January – 30 June 2026 

 
 
Disclosure of Interest 
The Acting Director Development, Lindsay Dunstan, declares a less than significant non-pecuniary 
conflict of interest in regards to Mudgee Triathlon Club, as his wife is on the committee and he 
himself volunteers at the event. 
 
Detailed report 
Council’s Events Assistance Program is designed to assist local community events that benefit the 
local economy and attract visitors to the Region. A maximum of $3,000 per event per year is 
recommended.  
 
Under this program, the highest priority should be for events which:  

• Attract the largest number of visitors to the Region; and  
• Extend the duration of visitation to the Region (i.e. occur over a number of days).  

 
A summary of requests and recommendations can be found in Attachment 1. Full applications for 
each event can be found in Attachment 2. 
 
Cudgegong Antique Machinery Club Inc (Period 2 2024/25-2026/27) 
Mudgee Swap Meet and Car Boot Sale was held on 30 March 2025 at Mudgee Showground. The  
event had an expected attendance of 2,100 (local and visitors). $1,000 cash support has been 
requested for the event to contribute to marketing costs. It is recommended that if council wishes to 
support the event in 2024/25, 2025/26 and 2026/27 financial years, the amount of funding based 
on the scoring scale is $1,000. This is the 20th year that the event has been held, and Council 
have supported the event continually. 
 
Cudgegong Cruisers Inc (Period 1 2025/26 and 2027/28) 
The Cudgegong Cruisers Motorfest will be held on 8 November 2025 at Mudgee Showground. The 
proposed biannual event has an expected attendance of 1,150 (local and visitors). $1,330 in-kind 
has been requested for the venue hire and waste management and $1,000 cash has been 
requested for marketing material and prizes. It is recommended that if council wishes to support 
the event in 2025/26 and 2027/28 the amount of funding based on the scoring scale is $500 in-
kind. This event has been running since 2009, and Council have continually supported it. 
 
Rylstone Street Feast (Period 1 2025/26-2027/28) 
The Rylstone Street Feast will be held on 1 November 2025 in Rylstone. The proposed event has 
an expected attendance of 3,000 (locals and visitors). $1,769 in-kind support has been requested 
for the hire of Kandos and Rylstone Hall and $1,231 cash has been requested for marketing 
support. It is recommended that if council wishes to support the event in 2025/26, 2026/27 and 
2027/28, the amount of funding based on the scoring scale is $1,769 in-kind and $731 cash (total 
$2,500). This event has been running since 2002, and Council have continually supported it. 
 
Mudgee Running Festival (Period 1 2025/26) 
The Mudgee Running Festival will be held on 17 August 2025 at Lawson Park Mudgee. The 
proposed event has an expected attendance of 1,900 (locals and visitors). $3,000 in-kind support 
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has been requested for venue hire and traffic management. It is recommended that if council 
wishes to support the event in 2025, the amount of funding based on the scoring scale is $3,000 
in-kind assistance. This event has been running since 2001, and Council have continually 
supported it. 
 
AREC Small Farm Field Days (Period 1 2025/26) 
The 2025 Mudgee Small Farm Field Days will be held on 11 July 2025 at AREC. The proposed 
event has an expected attendance of 12,100 (locals and visitors). $3,000 cash support has been 
requested for the event. It is recommended that if council wishes to support the event in the 
2025/26 financial year, the amount of funding based on the scoring scale is $3,000 cash. This 
event has been running since 1977, and Council have continually supported it. 
 
The Events Assistance scoring system below was used to score applications against set criteria: 

LOCAL COMMUNITY/VOLUNTEER PARTICIPATION IN EVENT 

SCORE DEFINITIVE 
ANSWERS 

VALUE JUDGEMENT 

0 Unsatisfactory No or limited local community/volunteer participation or impact (<100 
residents) 

   
1 Poor Community/volunteer participation or local benefits impacting (100 to 500 

residents) 
   
2 Satisfactory Community/volunteer participation or local benefits impacting between (500 to 

1,000 residents) 
   
3 Good Direct community/volunteer involvement or local benefits impacting (>1,000 

residents) 
CAPACITY TO ENSURE EVENT CONTINUES AND DEVELOPS IN THE FUTURE 

SCORE DEFINITIVE 
ANSWERS 

VALUE JUDGEMENT 

0 Unsatisfactory First time event being held, no plans outlined in application, unclear capacity 
to deliver event 

   
1 Poor Limited event history (year one), limited plans outlined in application 
   
2 Satisfactory Event is at least two years old, appropriate planning 
   
3 Good Well-established event with detailed planning for the future outlined 

ECONOMIC ACTIVITY GENERATED FROM EVENT 

SCORE DEFINITIVE 
ANSWERS 

VALUE JUDGEMENT 

0 $0-$25K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 
day) 

   
2 $25K-$50K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 

day) 
   
4 $50K-$100K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 

day) 
   
6 $100K-$150K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 

day) 
   
8 $150k-$200K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 

day) 
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10 $200K-$250K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 

day) 
   

12 $250K-$300K Number of visitors to the region x $657 (if multi-day event) or $104 (if single 
day) 

   
14 $300K+ Number of visitors to the region x $657 (if multi-day event) or $104 (if single 

day) 
 
ADDITIONAL POINTS IN-KIND REQUESTS 

SCORE VALUE JUDGEMENT 

10 All events requesting 100% in-kind assistance receive 10 bonus points. Noting only up to cost of in-
kind services will be funded 

 
Attachment 1 and 2 outline the requests and recommendations for funding.  
 
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 
Applications for Events Assistance are required to have clear linkages to the Community Plan 
Towards 2040 outcomes. This includes promoting the region as a great place to live, work, invest 
and visit. Supporting events that provide opportunities for local, and visitor attendance increases 
visitation to the region and provides social and economic benefits to the region. 
 
Council Policies 
Events Assistance Policy – applicants are required to meet the eligibility criteria of the policy 
including attracting visitors to the region. 
 
Legislation 
The Local Government Act 1993, Section 356, states: (1) a council may, in accordance with a 
resolution of the Council, contribute money or otherwise grant financial assistance to persons for 
the purpose of exercising its functions.   
 
Financial implications 
Funding of $50,000 is proposed in the 2024/25 and 2025/26 Operational Plans for Events 
Assistance. Based on the scoring system above, the recommendation of staff is to provide $1,000 
in Events Assistance for the event to be held in period 2, between 1 January and 30 June 2025 
and $9,000 for events held in period 1, between 1 July and 30 December 2025.  An additional 
$14,900 has been previously allocated through multi-year funding and from events previously 
approved in Period 1 and 2 in 2025/26. This leaves a balance of $25,100 in Events Assistance in 
the 2025/26 financial year.  
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Associated Risks 
It is important for Council to provide support to these planned events to help encourage visitors to 
the region and help stimulate the tourism economy. If Council does not support these events, there 
is a risk that they may not go ahead in the future or that they are held at another location and 
therefore, there is the potential of further lost economic benefits to the Mid-Western Region.  
 
There is also a risk that an applicant provides false or fraudulent information to benefit from the 
program. This risk is minimised by the clear and transparent policy, process for approval, and 
feedback requirements of the program. 
 
 
 

JOANNA LINDSAY 
EVENTS COORDINATOR 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

10 April 2025 
 
 
Attachments: 1. Summary of Events Assistance Requests and Recommendations. 

(separately attached)   
2. Events Assistance Applications. (separately attached)    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.8 2025 Monthly Development Applications Processing and 
Determined 

REPORT BY THE ACTING DIRECTOR DEVELOPMENT  
TO 21 MAY 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 April 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  
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Council Policies 
Not Applicable  
 
Legislation 
Not Applicable 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

 

  

2 May 2025 
 
Attachments: 1. Monthly Development Applications Processing and Determined - April 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.9 Policy Review - Social Media Policy 
REPORT BY THE MANAGER ECONOMIC DEVELOPMENT  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, ECO800001 

     
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Economic Development on the Policy Review - 

Social Media Policy; 

2. endorse amendments to the Social Media Policy and that the Executive Team be 
responsible for reviewing and approving requests for new social media 
accounts, ensuring alignment with Council’s strategic communications 
objectives; 

3. place the revised Social Media Policy on public exhibition for 28 days; and 
4. adopt the revised Social Media Policy if no submissions are received during the 

exhibition period. 
 

 
Executive summary 
This report proposes an administrative amendment to Council’s Social Media Policy to improve 
operational flexibility and efficiency. Currently, the policy embeds a list of Council-managed social 
media accounts, which requires formal Council approval for any additions or changes. 
 
To streamline this process and enable timely responses to evolving communication needs, it is 
recommended that the list of social media accounts be moved to a separate register to the policy. 
This register would be reviewed as necessary by the Executive Team, removing the need for 
Council approval for each new account while still ensuring appropriate internal oversight. 
 
This change will reduce administrative burden, enable faster activation of new accounts when 
needed, and ensure Council’s social media presence continues to meet strategic objectives.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
The current Social Media Policy embeds the list of official Council social media accounts within the 
policy document. As a result, any addition or removal of accounts requires a formal amendment to 
the policy and subsequent resolution of Council. This process, while ensuring oversight, creates 
operational inefficiencies and delays in responding to evolving communication needs. 
 
It is proposed that the Social Media Policy be amended so that the list of Council-managed social 
media accounts is maintained as a separate register to the policy. This register can be 
administratively updated as required, subject to approval by the Executive Team. 
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Under this arrangement: 
• The Social Media Policy will continue to outline the principles, responsibilities, and 

standards for the management of social media; 
• The specific listing of accounts will be maintained in a separate register, not requiring 

formal Council endorsement each time an account is added or removed; and 
• The Executive Team will be responsible for reviewing and approving requests for new 

social media accounts to ensure they align with Council's strategic communications 
objectives. 

 
Benefits: 

• Operational Efficiency: Enables timely establishment of new accounts in response to 
emerging needs and platforms; 

• Executive Oversight: Provides flexibility while ensuring that decisions are still subject to 
high-level internal approval; and 

• Reduced Administrative Burden: Eliminates the need to prepare Council reports for minor 
administrative updates. 

 
This change will streamline processes while maintaining appropriate oversight and accountability 
for Council's digital presence. 
 
Further amendment to the Social Media Policy has been made to add the Mudgee Arts Precinct 
Team as responsible for the Mudgee Arts Precinct social media. 
 
Recommendation is to:  

• Endorse amendments to the Social Media Policy and that the Executive Team be 
responsible for reviewing and approving requests for new social media accounts, ensuring 
alignment with Council’s strategic communications objectives; 

• place the revised Social Media Policy on public exhibition for 28 days; and 
• adopt the revised Social Media Policy if no submissions are received during the exhibition 

period. 
 
Community Plan implications 
Theme Good Government 
Goal Good communications and engagement 
Strategy Improve communications between Council and the community and create awareness 

of Council’s roles and responsibilities 
 
Strategic implications 
Council Strategies 
Mid-Western Region Community Plan: Towards 2040  

• improve communications between Council and the community and create awareness of 
Council’s roles and responsibilities; and 

• encourage community access and participation in Council decision making  
 
Council Policies 
Social Media Policy 
Media Policy  
Mid-Western Regional Council Code of Conduct  
Mid-Western Regional Council Electronic Telecommunications – Acceptable Use Policy  
Mid-Western Regional Council Community Engagement Strategy 
Mid-Western Regional Council Community Engagement Policy  
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Legislation 
Local Government Act 1993  
Privacy Act 1988 (Privacy Act)  
Enhancing Online Safety Act 2015  
Criminal Code Amendment (Sharing of Abhorrent Violent Material) Act 2019  
Defamation Act 2005 (NSW)  
 
Financial implications 
Not Applicable  
 
Associated Risks 
Without appropriate policies in place to support Social Media there is risk to Council’s reputation 
through unauthorised publishing of content and poor customer service. 
 
 

MICHELE MINI 
MANAGER ECONOMIC DEVELOPMENT 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

5 May 2025 
 
Attachments: 1. Social Media Policy Review.   

2. Social Media Register.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.10 Acceptance of NSW Government Grant - Changing Places 
REPORT BY THE MANAGER ECONOMIC DEVELOPMENT  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, GRA600020 

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

NSW Government Grant Funding; 

2. if successful, accept funding from the Changing Places – Trache 3: 2024-25 for 
the construction of ‘changing places’ facility in Lawson Park Mudgee; 

3. if successful, amend the budget as follows: 
3.1 2025/26 set an expenditure budget of $176,692. $78,804.30 to be funded by 

grants, and $97,887.70 to be funded by VPA funds; 

3.2 2026/27 set an expenditure budget of $66,073.  $33,036.50 to be funded by 
grants, and $33,036.50 to be funded by VPA funds; and 

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

 

 
Executive summary 
Council have applied to NSW Government Changing Places - Tranche 3: 2024-25 for the 
construction of a changing places facility in Lawson Park Mudgee. 
 
It is recommended that if Mid-Western Regional Council is successful in the above 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 and 2026/27. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Changing Places - Tranche 3: 2024-25 aims to improve accessibility in public spaces for people 
with disability in NSW, through increasing the availability of Changing Places facilities which are 
larger than standard accessible toilets and have extra features and more space to meet the needs 
of people with disability and their carers. Changing Places facilities allow individuals with high 
support needs to take part in all elements of community life, without having to limit their time out. 
 
The following project was identified as relevant and meeting the criteria of the grant fund: 

• Construction of a changing places facility in Lawson Park Mudgee total project value 
$242,765 with grant funding totalling $111,840.80 and VPA funding contributing 
$130,924.20. 
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Community Plan implications 
Theme Looking After Our Community 
Goal Effective and efficient delivery of infrastructure 
Strategy Provide infrastructure and services to cater for the current and future needs of our 

community 
 
Strategic implications 
Council Strategies 
The identified project supports a number of Council strategies as identified in the Community Plan 
including:  

• Support networks, programs and facilities which promote health and wellbeing and 
encourage healthy lifestyles 

• Provide infrastructure and services to cater for the current and future needs of our 
community 

• Provide equitable access to a range of places and spaces for all in the community 
• Support the attraction and retention of a diverse range of businesses and industries 
• 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 
• Support the expansion of essential infrastructure and services to match business and 

industry developments in the region 
• Support projects that create new jobs in the region and help to build a diverse and multi-

skilled workforce 
• Pursue excellence in service delivery 

 
Council Policies 
Asset Management Policy 
Legislation 
Local Government Act 1993 
 
Financial implications 
Changing Places - Tranche 3: 2024-25 - Construction of a changing places facility in Lawson 
Park Mudgee 

• 2025/26 set an expenditure budget of $176,692. $78,804.30 to be funded by grants, and 
$97,887.70 to be funded by VPA funds. 

• In 2026/27 set an expenditure budget of $33,036.50 to be funded by grants, and 
$33,036.50 to be funded by VPA funds. 

  

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/25 - - - 

Future Years - -  
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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 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

6 May 2025 
 
Attachments: Nil 
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.11 Tallawang Solar Farm and Battery Energy Storage System 
(BESS) Voluntary Planning Agreement 

REPORT BY THE ECONOMIC DEVELOPMENT COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, LAN900133 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Economic Development Coordinator on the Tallawang 

Solar Farm and Battery Energy Storage System (BESS) Voluntary Planning 
Agreement; 

2. place the draft Voluntary Planning Agreement and Explanatory Note on public 
exhibition for 28 days;  

3. authorise the General Manager to finalise and execute the Voluntary Planning 
Agreement if no objections are received during the exhibition period; and 

4. receive a further report following the exhibition period if objections are received.  

 

 
Executive summary 
The purpose of this report is to provide a copy of the draft Voluntary Planning Agreement (VPA) 
and Explanatory Note for the Tallawang Solar Farm and Battery Energy Storage System (BESS) 
project which is to be placed on public exhibition for a period of 28 days in accordance with the 
requirements of the Environmental Planning and Assessment Act 1979.   
 
Disclosure of Interest 
Nil 
 
Detailed report 
Tallawang Solar Farm Project Co Pty Ltd, as trustee for the Tallawang Solar Farm Project Trust 
are the proponent for the State Significant Development, Tallawang Solar Farm and Battery 
Energy Storage System (BESS). The project has obtained development consent from NSW 
Department of Planning, Housing and Infrastructure. Council received a report to consider a 
proposal from Tallawang Solar Farm Project Co Pty Ltd to enter into a Voluntary Planning 
Agreement (VPA) for this project. 
 
The key terms of the VPA include: 
 

• Payments of $850 per megawatt of the Solar Energy Capacity Amount per annum, for up to 
and including the first 35 years of the Project Operational Life. At the time of this Deed, the 
amount is $425,000 per annum. 
 

• If the Project Operational Life is extended beyond 35 years, the Annual Development 
Contribution will be paid at a rate of $850 per megawatt of the Solar Energy Capacity 
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Amount per annum, unless the NSW Government has, as at that date, published a 
guideline or other document that is in force, and which nominates a different contribution 
rate for solar farm developments. If such a guideline has been published, then the Annual 
Development Contribution Amount will adopt the rate nominated in that document. 
 

• Monetary Development Contributions to be paid in arrears on each anniversary of the First 
Operational Day, each year of the Project Operational Life. 
 

• Monetary contributions to be applied towards the following public purposes: projects as 
identified in the Mid-Western Regional Council Community Plan and Delivery Program. 
 

In April, Council provided in-principal support for the proposed VPA and resolved to commence 
preparation of a draft VPA and Explanatory Note on these terms.  Council has now received a copy 
of the draft VPA and Explanatory Note (as attached to this report) to be placed on public exhibition 
for a period of 28 days in accordance with the Environmental Planning and Assessment Act 1979.  
 
It is noted that the proposed VPA is separate to any payments required for the upgrade of local 
roads or construction of new roads associated with the project.  Any upgrades and/or 
improvements to the local road network required for the project are to be undertaken by the 
proponent at its own expense prior to the commencement of construction and in accordance with 
conditions of consent.                  
 
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 
Mid-Western Region Community Plan - Towards 2040   
 
Council Policies 
Nil 
 
Legislation 
NSW Environmental Planning and Assessment Act 1979 
 
Financial implications 
Should Council enter into a VPA with Tallawang Solar Farm Project Co Pty Ltd this would result in 
estimated annual contributions of $425,000 for 35 years. 
 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/25      -  -  - 

Future Years       - 
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Associated Risks 
If Council does not accept the VPA offer made by Tallawang Solar Farm Project Co Pty Ltd, there 
is a risk that Council will not receive appropriate funding for the impact of this project. 
 
 

LISA PENSON 
ECONOMIC DEVELOPMENT COORDINATOR 
 

LINDSAY DUNSTAN 
ACTING DIRECTOR DEVELOPMENT 
 

  

6 May 2025 
 
Attachments: 1. Tallawang Solar Farm & BESS DRAFT VPA with MWRC_06.05.25. 

(Confidential - separately attached)    
2. Tallawang Solar Farm & BESS Explanatory Notes 06.05.25. (Confidential - 

separately attached)     
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 9: Corporate Services 
 
 

9.1 Alcohol and Other Drugs Policy 
REPORT BY THE WHS AND RISK COORDINATOR  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, PUB600019 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the WHS and Risk Coordinator on the Alcohol and Other 

Drugs Policy; 

2. place the new Policy – Alcohol and Other Drugs Policy on public exhibition for 
28 days; and  

3. adopt the Policy - Alcohol and Other Drugs Policy if no submissions are 
received.  

 

 
Executive summary 
Council has developed a draft Alcohol and Other Drugs Policy to support the Alcohol and Other 
Drugs Procedure. While the Procedure provides internal guidance, it does not outline expectations 
for all individuals entering Council sites, including the public. The policy statement addresses this 
gap and is presented for Council’s consideration. 
 
Disclosure of Interest 
Nil 

Detailed report 
During the recent development of Council’s new Alcohol and Other Drugs (AOD) Procedure, it was 
identified that Council does not currently have an overarching policy relating to alcohol and other 
drugs in the workplace. Establishing such a policy is important to clearly articulate expectations for 
all individuals entering Council sites or facilities, including members of the public. As these broader 
expectations are not addressed within the Procedure itself, a draft AOD Policy has been prepared 
for consideration. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks associated with all Council activities 
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Strategic implications 
Council Strategies 
Not Applicable  
 
Council Policies 
Work Health and Safety Policy  
 
Legislation 
Work Health and Safety Act 2011 
Work Health and Safety Regulation 2017 
 
Financial implications 
Not Applicable 

Associated Risks 
Without a formal Alcohol and Other Drugs (AOD) Policy, Council is exposed to several risks, 
including unclear expectations for behaviour at Council sites and facilities. This lack of guidance 
may lead to inconsistent responses to incidents involving alcohol or other drug use, potential safety 
hazards for staff and the public, and reputational damage. Furthermore, the absence of a policy 
may limit Council’s ability to manage and enforce appropriate conduct, particularly in relation to 
visitors and members of the public. 
 
 

VERONIKA BARRY 
WHS AND RISK COORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

6 May 2025 
 
Attachments: 1. WHS120 Alcohol and Other Drugs Policy V1.0 DRAFT.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.2 Quarterly Budget Review - March 2025 
REPORT BY THE FINANCIAL PLANNING COORDINATOR AND CHIEF FINANCIAL OFFICER  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, FIN300240, GOV400113 
    
 

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

Officer on the Quarterly Budget Review - March 2025;  

2. amend the 2024/25 Budget in accordance with the proposed variations as listed 
in the Quarterly Budget Review Statement attachment to this report; and 

3. note the opinion of the Responsible Accounting Officer regarding the 
satisfactory financial position of Council. 

 
 

Executive summary 
This report, with its incorporated attachment, makes up the March 2025 Quarterly Budget Review 
Statement of the 2024/25 Operational Plan.  
 
Proposed budget variations to the Budget with relevant financial implications are included in the 
attachment. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The Quarterly Budget Review Statement presents a summary of council’s financial position at the 
end of each quarter. It is the mechanism whereby councillors and the community are informed of 
Council’s progress against the operational plan and the last revised budget along with 
recommended changes and reasons for major variances. 
 
Recommended Project change of scope 
It should be noted that the previously approved 2024/25 Operational Plan included works for the 
Aged Care Units on Mudgee Street in Rylstone for the boundary fence replacement. The fence has 
now been complete with savings of $4,000. The project is proposed to change in scope to include 
required internal upgrades to cabinetry and oven for the units which will utilise these savings. 
 
The previously approved 2024/25 Operational Plan also included final works for the Country 
University Centre Construction including landscaping. The construction has now been complete 
and minor landscaping to be finalised with expected savings of $6,000. The project is proposed to 
change its scope to include sound proofing rooms such as the training rooms and conference 
rooms which will utilise these savings.  
 
Certification  
The following statement is made in accordance with Clause 203(2) of the Local Government 
(General) Regulation 2021:  
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It is my opinion that the attached Quarterly Budget Review Statement for Mid-Western 
Regional Council indicates that Council’s projected financial position as at 30 June 2025 will be 
satisfactory, having regard to the projected estimates of income and expenditure for the 
2024/25 financial year. 

 
 

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 
The recommendation, if approved will amend the 2024/25 Budget. In accordance with the Delivery 
Program 2022/25, a comprehensive Quarterly Budget Review reporting is required to be 
completed within two months of period end. 
 
Council Policies 
Not Applicable 
 
Legislation 
Clause 203 of the Local Government (General) Regulation 2021 requires that:  

1. Not later than 2 months after the end of each quarter (except the June quarter), the 
responsible accounting officer of a council must prepare and submit to the council a 
budget review statement that shows, by reference to the estimate of income and 
expenditure set out in the statement of the Council’s revenue policy included in the 
operational plan for the relevant year, a revised estimate of the income and expenditure 
for that year.  

2. A budget review statement must include or be accompanied by:  
a) a report as to whether or not the responsible accounting officer believes that the 

statement indicates that the financial position of the council is satisfactory, having 
regard to the original estimate of income and expenditure; and  

b) if that position is unsatisfactory, recommendations for remedial action.  
3. A budget statement must also include any information required by the Code to be included 

in such a statement. 
 
Financial implications 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/25      

Future Years -     
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Associated Risks 
Not Applicable 
 
 
 

AMANDA AVNELL 
FINANCIAL PLANNING COORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

6 May 2025 
 
 
Attachments: 1. QBR Attachment March 2025 V3. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.3 Monthly Budget Review - April 2025 
REPORT BY THE ACCOUNTANT REPORTING & ANALYSIS  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400098, FIN300315, GOV400113 
    
 

RECOMMENDATION 
 
That Council receive the report by the Accountant Reporting & Analysis on the Monthly 
Budget Review - April 2025. 
 
 

Executive summary 
This report provides Council with Capital works program and Key Operating Projects list 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: 

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

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/25    

Future Years -   

 
Associated Risks 
Not Applicable 
 
 
 

SUMEDHA UPRETI 
ACCOUNTANT REPORTING & ANALYSIS 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

6 May 2025 
 
 
Attachments: 1. Monthly Budget Review - April 2025. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025  
REPORT 9.4 

 

224 
 
 
 

 

9.4 Monthly Statement of Investments as at 30 April 2025 
REPORT BY THE FINANCIAL PLANNING COORDINATOR AND CHIEF FINANCIAL OFFICER  
TO 21 MAY 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 30 April 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 30 April 2025. 
 
 
It is noted that the March 2025 report presented at the 16 April 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 $ 12,088,601. The finalised balances for the TCorp balances at 31 
March are also $12,088,601. 
 
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 
 

  

6 May 2025 
 
Attachments: 1. Investment Report - April 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.5 Expansion of leased childcare facilities 
REPORT BY THE DIRECTOR CORPORATE SERVICES  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, A0000000 

     
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Director Corporate Services on the Expansion of leased 

childcare facilities; 

2. note the revised business case as attached to this report as Attachment 1 (the 
business case); 

3. note that Council was unsuccessful in applying for grant funding to complete the 
expansion works of the childcare facility noted in the body of this report; and 

4. amend the Budget to change the funding source for the childcare facility 
expansion as follows: 

4.1 2025/26 – change the funding source from grant funding to loan funding for 
an amount of $1,000,000 for the construction of expanded childcare 
facilities; 

4.2 amend the 2025/26, 2026/27, 2027/28, budgets to revise operating 
allocations as set out in the financial implications section of this report. 

 

 
Executive summary 
Council resolved to expand the size of the leased childcare facility Lady Gowrie at the August 2024 
Ordinary Council meeting. Council applied to fund $1,000,000 of these works from grant funding 
under the NSW Government’s Community and Employment Benefit Program, however was 
unsuccessful in obtaining funding. It is proposed to amend the funding source to loan funding and 
progress with the works so as not to jeopardise the funding that has approval from Department of 
Education. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The business case has been reviewed and is attached (Attachment 1) to this report. It details: 

• Report Purpose  
• Objective of project 
• Location and site details 
• Ownership 
• Current facility 
• Commercial Analysis 
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• Proposal details 
• Proposal costs 
• Revenue potential 
• 10-year return on investment 
• Funding  
• Project benefits 
• Community Support 

 
Project Update 
The project has now obtained DA approval. Council is working with Gowrie Pty Ltd to finalise the 
funding agreements for the Department of Education awarded grant. 
 
To ensure no futher delays, it is now recommended to confirm full funding from Council sources for 
the remaining $1,122,906 (after grant funding), and go to tender for the construction works. 
 
Community Plan implications 
Theme Building a Strong Local Economy 
Goal A range of rewarding and fulfilling career opportunities to attract and retain residents 
Strategy Build strong linkages with institutions providing education, training and employment 

pathways in the region 
 
Strategic implications 
Council Strategies 
Mid-Western Regional Council Delivery Program 2022/23 – 2024/25 
Project/s 
3.3.2 Work with education providers on the provision of services to meet community needs 
5.3.3 Identify opportunities to increase revenue from property related investments 
Council Policies 
Leasing and Licencing of Council Property Policy 
Legislation 
Not applicable 
 
Financial implications 
The cost of the proposed works is set out below: 
Quantity Surveyor estimated construction cost:   $1,320,815 
Contingency at 20%:      $   264,185 
Consultancy costs, council fees and Long Service Levy $   150,000 
Shadesails, pathways and sandpits    $     80,000 
Project Management       $     85,000 
Total        $1,900,000 
 
Funding has been obtained, by Gowrie from the Department of Education of $777,094. The 
funding gap is then $1,122,906. 
 
The business case includes scenario testing which includes two possible funding scenarios: 
 

1. the funding gap for the construction works is funded through grant funding of 
$1,000,000, and the balance cash funded by Council; 
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2. the funding gap for the construction works is funded through loan funding of 
$1,000,000, and the balance cash funded by Council. 

The revised operating budgets for the Lady Gowrie facility are as follows: 
 
$ 2025/26 2026/27 2027/28 2028/29 
Lease 
revenue 

49,986 70,219 91,542 94,288 

less costs         
Maintenance 3300 4800 6600 6798 
Subtotal 46,686 65,419 84,942 87,490 
Loan 
Repayments 

  64,147 128,294 128,294 

Surplus/Deficit 46,686 1,272 -43,352 -40,804 
 
 

Budget Year 
Operating 

Performance 
Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/25 -  - 

Future Years    
 
Associated Risks 
 
There is a risk that the Quantity Surveyor estimates are inaccurate, however this is less likely due 
to the professional nature of the reports themselves. 
 
There is a small residual risk that the Department of Education will withdraw funding to the project 
if grant funding conditions cannot be met. This risk is considered low, with funding allocated to the 
project and the funding deeds due for completion in the next few months.  
 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

 

  

8 May 2025 
 
Attachments: 1. Revised Business Case. (Confidential - separately attached)     
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 21 MAY 2025 

 

235 
 
 
 

 

Item 10: Operations 
 
 
Nil  
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Item 11: Community 
 
 

11.1 Sports Advisory Groups Update - Meetings March 2025 
REPORT BY THE SPORT & RECREATION LIAISON OFFICER  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, A0360013, A036003, A0360030, GOV400113 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Sport & Recreation Liaison Officer on the Sports 

Advisory Groups Update - Meetings March 2025; 

2. note the Meeting Notes from the Kandos and Rylstone, Gulgong, and Mudgee 
Sports Advisory Groups; and 

3. endorse the adoption of the Kandos and Rylstone Sports Advisory Group Terms 
of Reference. 

 

 
Executive summary 
The purpose of this report is to advise of the considerations of the Kandos and Rylstone, Gulgong, 
and Mudgee Sports Advisory Groups held in March 2025. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The Gulgong, Kandos/Rylstone and Mudgee Sports Councils transitioned to Sports Advisory 
Groups in 2024. These groups meet twice yearly to discuss the strategic direction of Council’s 
sporting facilities and infrastructure.  
 
Some of the key items discussed at recent Sports Advisory Group Meetings are addressed below: 
Mudgee 
• Sportsground field update including renovations/resting fields 

• Upcoming capital works – Netball awning extension, GW security upgrade, GW carpark and 
field 5 & 6 lighting upgrades, GW stadium BBQ area, GW Integrated PA system, additional 
CCTV, traffic management, Mudgee pool diving board replacement 

• Pump track opening was acknowledged 

• GW Signage and wayfinding along pedestrian walkways 

• Key Event Dates for 2025 
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• Mudgee Team Training Village 

• Extended hours and season for Mudgee pool. 
 
Gulgong 

• Facility improvements and works requests communication 

• Victoria Park Precinct Cricket Shed project, storage arrangements and lighting 

• Billy Dunn Precinct field renovations/maintenance and upgrades 

• Billy Dunn Masterplan 

• Gulgong Pool FINA approved starting block installation completion 

• Gulgong Tennis Facility budget submission for installing synthetic grass on recently upgraded 
concrete surface courts 

 
Kandos / Rylstone 
• Rylstone Showground Riverwalk and Wayfinding Signage 

• Cricket Nets at Rylstone Showground 

• Lights at Rylstone showground 

• Waratah Park precinct sportsgrounds playing surfaces, field improvements and scoreboard 

• Simpkins Park/Waratah Park – Changeroom and amenities (Major Project) 

• Waratah Park Masterplan 

• Kandos Pool accessibility safety rails and ramp. 

Community Plan implications 
Theme Looking After Our Community 
Goal A safe and healthy community 
Strategy Maintain the provision of high quality, accessible community services that meet the 

needs of our community 
 
Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Not Applicable 
 
Legislation 
Not Applicable 
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Financial implications  
This report does not seek any additional funding towards identified projects. Funding sources to 
support projects are proposed to derive from previous Sports Council finances and current sporting 
fees. 

Associated Risks 
Nil 
 
 

CHRISTIE GRAY 
SPORT & RECREATION LIAISON OFFICER 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

  

22 April 2025 
 
Attachments: 1. Rylstone Kandos Sports Advisory Group Meeting Minutes 18 March 2025.   

2. Gulgong Sports Advisory Group Meeting Minutes 20 March 2025.   
3. Mudgee Sports Advisory Group Meeting 24 March 2025 Minutes.   
4. Terms of Reference - Kandos and Rylstone Sports Advisory Group to be 

adopted May 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.2 Library Services Quarterly Report 
REPORT BY THE MANAGER LIBRARY SERVICES  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, F0620020, GOV400113 

    
RECOMMENDATION 
 
That Council receive and note the Library Services Quarterly Report by the Manager Library 
Services. 
 

Executive summary 
This report seeks to inform Council of the activities undertaken by the Mid-Western Regional 
Council Library Service between January-March 2025 (inclusive), under four key strategic 
priorities: Our Spaces, Our Collections, Our Programs and Activities, and Our People. 
 

Disclosure of Interest 
 
Nil 
 

Detailed report 
OUR SPACES 
• Kandos Library is currently undergoing building works as part of the long-awaited project to add 

public toilets to the branch. The works are expected to take approximately 4-6 weeks to 
complete. 

 
OUR COLLECTIONS 
• Staff at Mudgee Library completed a shelving reconfiguration project for the Adult Fiction, 

Biographies, and Graphic Novels collections, aimed at improving accessibility and 
discoverability for the community. 

 
OUR PROGRAMS AND ACTIVITIES 
• Mudgee Library has launched a new evening book group, meeting on the second Wednesday 

of each month from 5.30pm to 6.30pm. The group encourages participants to step outside their 
usual reading preferences, exploring a wide range of genres - from fantasy and historical fiction 
to romance and thrillers. The first session is scheduled for 9 April. 

• Mudgee Library trialled a new after-school STEM program called Tech Club, for children in 
Years 3-6. The free program ran on Mondays and introduced participants to the exciting world 
of coding and other hands-on technology activities, including creating basic games, animations, 
and more. Each session was fully booked with a growing waitlist, so due to strong demand, the 
program will be continuing.  

• The Library hosted 17 school holiday activities across three branches during the summer 
school holidays. A total of 118 children attended the sessions, which followed a Neverland 
theme. 

• The 2024–2025 Summer Reading Program, also themed Neverland, saw a drop in 
registrations this year (86 registrations compared to 122 the previous year). This may be partly 
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due to confusion between the Summer Reading Program and the 1000 Books Before School 
program. 

• In January 2025, the Library introduced a sign-in and sign-out sheet for children’s programs. 
Following some initial adjustments, the system has been well received by parents and 
caregivers, enhancing the safety and accountability of children’s attendance. 

• A volunteer has offered to run a Chess Club at Kandos Library, with a trial of the program 
commencing in March. Aimed at young people aged 11-15, the club meets on the first Friday of 
each month from 3.45pm to 4.45pm. 

• On 23 January, Mudgee Library hosted an author talk with comedian Tom W. Clarke about his 
book ‘Shoulda Been Higher: A Celebration of 30 Years of Triple J’s Hottest 100’. The session 
was enjoyed by the eight who attended, with lively and passionate discussion during and after 
the event. 

• The popular Monday History Talk program resumed in February, with 22 attendees in February 
and 13 in March. 

• The Library had organised Tech Help and Scams Awareness sessions with NBN Co for 
Seniors Week, however, due to Cyclone Alfred and the facilitator’s inability to travel to Mudgee, 
sadly the sessions had to be cancelled. 

• From February to April, Mudgee Library is trialling an additional monthly session of Unplugged 
Gamers for adults to assess whether increased frequency boosts attendance. The program 
has, in a sense, been a victim of its own success - many original attendees from 2023 have 
formed strong connections through the group and now host games nights independently. 
Several former participants noted that monthly sessions were too infrequent, particularly for 
those interested in role playing tabletop games such as Dungeons & Dragons. 
 

OUR PEOPLE 
• The Acting Manager Library Services attended the Central West Library Zone meeting held in 

Bathurst in March. Councillor Katie Dicker also participated, marking her first meeting as the 
NSWPLA Councillor delegate for Mid-Western Regional Council. During the meeting, the 
Manager Library Services was elected Minute Secretary. Zone meetings provide a valuable 
forum for sharing ideas, collaborating on regional initiatives, and strengthening professional 
networks. They also offer councillors meaningful insight into the strategic role libraries play 
within their communities. 

• The Manager Library Services’ six-month secondment as Acting Director Community was 
extended by a further three months, with a return to the library scheduled for April. 
 

Community Plan implications 
Theme Looking After Our Community 
Goal A safe and healthy community 
Strategy Maintain the provision of high quality, accessible community services that meet the 

needs of our community 
 
Strategic implications 
Council Strategies 
Delivery Program 2022/23-2024/25 
Operational Plan 2024/25 
Library Strategic Plan 
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Council Policies 
Collection Development Policy 
 
Legislation 
Not Applicable 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 

RACHEL GILL 
MANAGER LIBRARY SERVICES 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

  

11 April 2025 
 
Attachments: 1. Library Services Quarterly Statistics - Jan-Mar25.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.3 Community & Cultural Services Quarterly Update 
REPORT BY THE MANAGER COMMUNITY & CULTURAL SERVICES  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, COS300010 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Community & Cultural Services on the 

Community & Cultural Services Quarterly Update; and 

2. note the recent services provided and activities coordinated by Council’s 
Community & Cultural Services Team. 

 

 
Executive summary 
This report aims to familiarise Council with services and activities provided by its Community & 
Cultural Services Department, and to inform it of any issues and events of note that arose during 
the period January to March 2025 and into the foreseeable future. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Community Development 
 
Community Development funding arrangements with the Department of Communities & Justice 
have been extended to 31 December 2025.  The funding model will be adjusted post this date and 
five-and-a-half-year contracts offered to organisations.  It is anticipated that Council will be one of 
two local organisations offered this funding. 
  
Interagency meetings hosted by Council have been well attended in both Mudgee and Gulgong (in-
person and hybrid TEAMS meetings).  The meetings provide a vital network and contribute to a 
coordinated approach to key issues raised by Interagency stakeholders, including domestic 
violence, mental health and homelessness.  Service representation at meetings include Wellways, 
Marathon Health, Veritas House, NALAG, Plus Community, Barnardos, Warrabinga, Uniting, 
Disability Advocacy NSW, Social Futures, StandBy Support, Council (Road Safety, Community 
Transport and Meals on Wheels), Department of Communities and Justice, Services Australia, 
Community Care Team, Rylstone HealthOne, the National Redress Scheme, The Benevolent 
Society and Lifeline Central West. 
 
Advocacy, education and awareness are the focus areas for 2025 for Mid-Western People Against 
Violence group to which Council provides secretariat support. A comprehensive service map and 
user plan have been identified as an important need for community.  Representation is provided by 
Warrabinga, Wellways, Council, Western NSW Local Health District and Barnardos.  
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The 2025 Seniors Festival held from 3 to 16 March was delivered on time, within budget and 
safely. A very good response to most events and very positive feedback was received. This year a 
total of 20 events or initiatives were coordinated including the arts competition and Senior Citizen 
of the Year awards with a total attendance of around 300 seniors.  Other activities included 
lunches, morning teas, exhibitions, workshops and bus trips. 
 
Other regular (well-attended) activities coordinated by Council’s Community Development team 
include the Wollemi Singers, Wirimbili-yalni Wiradjuri walan Indigenous Plants Community Garden, 
children’s January holiday workshops, and Lifeline Central West Men’s Growth Rooms in Mudgee 
and Kandos.  
 
Community Transport 
 
The service is still needing more volunteer drivers.  Recruitment advertising continues on social 
media and within Council’s Community News. 
 
Social outings continued throughout the reporting period and remain popular.  
 
Contractual outputs have increased.  
 
Cultural Services  
 
Mudgee Arts Precinct produced four exhibitions and two exhibition openings between January – 
March 2025: MAP Portrait Prize, The Good: Anna Louise Richardson and Udder Bliss: Life on the 
Farm, and the opening of Towards Understanding: The Art of Graham Smith. This was 
supplemented by an extensive education program that included tours, workshops and activities.  
 
In January, the Precinct coordinated a number of school holiday workshops for children and teens. 
The first of these were linked to the MAP Portrait Prize and included guided tours of the exhibition. 
The Superhero Portrait Workshops were very successful with almost fifty participants and ran 
again the following week due to the demand. The Many Me’s Portrait Workshops were also very 
successful and well attended, aiming to complement the Next Gen Portrait Prize. At the end of the 
school holidays, a number of Kids on the Farm Workshops were coordinated alongside the Life on 
the Farm exhibition. These workshops included guided tours of the exhibition and were again very 
well attended. Children produced their own William Robinson inspired visions of farm life which 
were subsequently exhibited in the Community Gallery using the recently purchased reusable 
frames.  
 
In February, the Precinct recommenced the ongoing Community Workshop initiatives, including 
Seniors Art for Wellbeing, Accessible Arts for people with disability, and our programs for Mudgee 
Disability Support Services and Mudgee Life Skills. 
 
The Precinct also offered tours and workshops to Mudgee Out of School Hours Care and Happy 
Days Learning Centre in Gulgong. 
 
Family Day Care 
 
The waiting list for child care vacancies fluctuated slightly throughout the period, landing at 
75 children requiring care at the conclusion of the quarter. Families continue to contact the 
Coordination Unit seeking care within the region.  
 
Family Day Care continues to attempt to recruit educators, including those in the SA2 area who are 
eligible for financial assistance (as per grant guidelines).   
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All current educators have transitioned to electronic attendance records for the children using care, 
through a system called Harmony Web. The system has been implemented successfully with both 
families and the educators enjoying the streamlined system.  
 
The Coordination Unit will transition to overseeing the gap fee payment from 7 July 2025, through 
the Harmony Web collection system, redPay. 
 
Meals on Wheels 
 
There has been an increase in the number of clients being referred to Meals on Wheels, with more 
clients subsequently signing on for meal delivery.  This has led to a rise in contractual outputs. 
There has been consistent feedback from clients on the high quality of the meals being provided. 
 
Youth Services 
 
The January School Holiday program was a great success with workshops including rock climbing 
walls, fishing competition, pump track, STEM, animation and comedy workshops across Kandos, 
Rylstone, Gulgong and Mudgee.  
 
Since the opening of the pump track in December, the pump track workshop was completely 
booked out and was enjoyed by youth across the region in learning how to use the pump track 
safely whilst learning some cool tricks. 
 
Day excursions out of the region continue to be incredibly popular and sell out quickly. This 
summer, youth visited the Dubbo Art Museum followed by ten pin bowling.  
 
Other regular activities coordinated by Youth Services include a journalling/book club in Kandos, 
social Minecraft sessions in Gulgong, Creative Fridays at the Mudgee Arts Precinct Cultural 
Workshops and monthly tabletop and roleplaying games. 
 

 
 
 
Community Plan implications 
Theme Looking After Our Community 
Goal Effective and efficient delivery of infrastructure 
Strategy Provide infrastructure and services to cater for the current and future needs of our 

community 
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Strategic implications 
Council Strategies 
Not Applicable. 
 
Council Policies 
Not Applicable. 
 
Legislation 
Not Applicable. 
 
Financial implications 
Not Applicable. 
 
Associated Risks 
Not Applicable. 
 
 

FIONA SHEARMAN 
MANAGER COMMUNITY & CULTURAL 
SERVICES 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

  

23 April 2025 
 
Attachments: 1. Community & Cultural Services - Quarterly statistics - January to March 

2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.4 Installation of Australian Flags and Flagpoles – Rylstone and 
Gulgong Administration Buildings 

REPORT BY THE ACTING DIRECTOR COMMUNITY  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400113, CUS600008 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Acting Director Community on the Installation of 

Australian Flags and Flagpoles – Rylstone and Gulgong Administration 
Buildings; 

2. approve the installation of the flagpoles at the proposed locations and, following 
installation, the flying of the Australian Flag by Council staff in accordance with 
National Flag protocols; and 

3. amend the 2024/25 budget to include an allocation of $6,000, with $3,000 each 
allocated to the Rylstone and Gulgong administration office operational budgets 
funded from unrestricted cash.   

 

 
Executive summary 
At its December 2024 meeting, Council requested a report on the feasibility, cost, and regulatory 
implications of installing Australian flags and flagpoles at Council’s Administration buildings in 
Rylstone and Gulgong. 

Council staff have since assessed both sites and can confirm that installations are feasible with 
minor variations in complexity. The proposed installations would comply with National Flag 
protocols and are permissible under relevant planning legislation as exempt development, subject 
to certain conditions. 

The estimated total cost is $6,000, covering two poles, Australian flags, installation, and fabrication 
of mounting brackets at Gulgong.  

Disclosure of Interest 
Nil 
 
Detailed report 
Site Assessments 
 
Rylstone Administration Building 
 
The site has ample space on the northern side of the building, within the landscaped garden area. 
 
There are no obstructions, and the space allows for safe and convenient flag-raising and 
maintenance. 
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Gulgong Administration Building 
 
The presence of overhead power lines at the front of the building presents a constraint. 
 
To ensure safety and compliance, the flagpole will be set back from the façade, away from the 
power lines. 
 
Custom metal brackets will be fabricated to mount the flagpole securely to the side of the building. 
 
It is recommended that the 2 existing wooden flag poles be removed to allow for the unobstructed 
flying of the Australian flag. Note that these wooden flagpoles are not able to be used due to 
unsafe access for Council staff and their proximity to overhead power lines. (refer to image) 
 
Regulatory and Compliance Considerations 
 
The Australian National Flag protocols must be followed, including correct positioning and 
condition of the flag, and lighting if flown at night. Please note that the flag will only fly during 
Council business hours; therefore, no lighting is required at either site. 
 
Planning staff advised that if it is likely to affect a State or local heritage item or a heritage 
conservation area, it must have no more than minimal impact on the heritage significance of 
the item or area, which Council staff believe both of these installations would have minimal impact. 
 
Subsequently, Council staff consider that both proposed installations meet the exemption criteria 
and do not require development consent. 
 
 
Proposed Flag Pole Locations 
 
 
Rylstone Administration Building 
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Gulgong Administration Building 
 

  
 
 
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 
 
Legislation 
State Environmental Planning Policy (Transport and Infrastructure) 2021 
 
Financial implications 
The total estimated cost for the supply and installation at both sites is $6,000 (incl. GST), and the 
ongoing purchase of 2 replacement Australian flags per annum at $500 each would need to be 
considered. 
 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2024/5  - - 

Future Years  -  
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Associated Risks 
Safety Compliance: Installation near power lines at Gulgong must ensure electrical safety 
clearances. Contractors will be required to comply with Work Health and Safety (WHS) regulations. 
 
Ongoing Maintenance: Flags will require periodic replacement due to weather exposure. This will 
be factored into ongoing building maintenance schedules. 
 
Public Perception: The presence of national flags may attract positive attention, but failure to follow 
flag protocols (e.g. torn or faded flags) may result in negative feedback. Staff will ensure ongoing 
compliance. 
  
 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

 

  

7 May 2025 
 
Attachments: Nil 
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.5 Mudgee Centre of Excellence Training Camp Progress Update 
REPORT BY THE ACTING DIRECTOR COMMUNITY  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, FIN300368, GOV400113 

    
RECOMMENDATION 
 
That Council receive and note the report by the Acting Director Community on the Mudgee 
Centre of Excellence Training Camp Progress Update. 
 

 
Executive summary 
This report provides an update to Council on the progress of the Mudgee Centre of Excellence 
Training Camp facility. The Construction Certificate was issued on 15 April 2024, allowing 
construction of the major parts of the project to commence, and the design and construction was 
completed and notified by MWRC in writing as of 24 April 2025. 
 
In addition, the planning portal has caused delays in lodging all our documentation but as of 12 
May these issues have been resolved and we now have an occupation certificate number and are 
now waiting for final occupation certificate once the fire brigade respond, this can take a maximum 
of 10 days from 12 May.  
 
Disclosure of Interest 
Nil  
 
Detailed report 
This report provides a quarterly update on the progress of the Mudgee Centre of Excellence 
Training Camp project.  
 
The building construction phase has now been completed. The final stages were the internal works 
on Building B & C, including pavements around these buildings, along with final works on the 
landscaping, car park and fencing. 
 
The contractor is currently reviewing and progressing through the minor defects list and providing 
updates on completed works. 
 
Note that works are continuing on the adjacent accommodation house and surrounds, which will 
operate as part of the facility and will be completed by the end of August 2025. 
 
To date, $15.5 million has been spent on the project, and when including other commitments, the 
total actual is estimated at $16.0 million vs. the total budget of $16.2 million. 
 
Community Plan implications 
Theme Looking After Our Community 
Goal Effective and efficient delivery of infrastructure 
Strategy Provide infrastructure and services to cater for the current and future needs of our 

community 
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Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Not Applicable 
 
Legislation 
Not Applicable 
 
Financial implications 
This project is budgeted, and no additional funds are requested from Council with this report. 
 
Associated Risks 
Regular reporting to the Council provides an opportunity to communicate and manage any ongoing 
or unexpected risks associated with this project. 
 
Until the Occupation Certificate is received, the premises may not be legally deemed fit for 
occupancy, as this could compromise the validity of the Council’s insurance coverage and present 
a significant operational and legal risk. This could result in claims not being covered, exposing the 
Council to potential financial and reputational harm. 
 
 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

 

  

8 May 2025 
 
Attachments: 1. Mudgee Centre of Excellence Training Camp Progress Report May 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.6 Mudgee Valley Park Expansion Project Progress Update 
REPORT BY THE ACTING DIRECTOR COMMUNITY  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400105, FIN300365, COR400446 

    
RECOMMENDATION 
 
That Council receive and note the report by the Acting Director Community on the Mudgee 
Valley Park Expansion Project Progress Update. 
 

 
Executive summary 
This report provides an update on the progress of the Mudgee Valley Park Expansion Project, 
which aims to address immediate key worker accommodation needs and support long-term 
tourism growth. Council previously endorsed the expansion at the meeting held on 19 April 2023. 
The development includes 15 new cabins of various configurations, offering flexible 
accommodation options. Construction and installation works are well underway, with the majority of 
cabins either completed or nearing readiness for occupancy.  

Disclosure of Interest 
Nil 
 
Detailed Report 
At the Council Meeting held on 19 April 2023, Council endorsed the further expansion of the 
Mudgee Valley Park as part of its strategic approach to supporting key worker housing and 
enhancing tourism infrastructure. The approved scope of the project includes the development of 
15 new cabins: 

• 7 x 1-bedroom cabins 

• 3 x 2-bedroom cabins 

• 2 x 2-bedroom accessible (DDA-compliant) cabins 

• 3 x 4-bedroom cabins 

Project Progress to Date: 

• All seven 1-bedroom cabins have been completed and are ready for occupancy. 

• Two of the three 4-bedroom cabins have been installed. 

• All three 2-bedroom cabins, including the two accessible cabins, have been installed and 
fully furnished, ready for occupancy. 

The estimated completion date for the remaining works and full delivery of the project is March 
2026. 
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Community Plan implications 
Theme Looking After Our Community 
Goal Effective and efficient delivery of infrastructure 
Strategy Provide infrastructure and services to cater for the current and future needs of our 

community 
 
Strategic implications 
Council Strategies 
Community Strategic Plan 
 
Council Policies 
Not Applicable 
 
Legislation 
Not Applicable 
 
Financial implications 
Budget is already in place for this project. 
 
Associated Risks 
Regular reporting to Council provides an opportunity to communicate and manage any ongoing or 
unexpected risks that emerge with this project. 
 
 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

 

  

8 May 2025 
 
Attachments: 1. Mudgee Valley Park Expansion Project Progress Report May 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.7 Solar Array Progress Report 
REPORT BY THE ACTING DIRECTOR COMMUNITY  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400103, ENE100032, GOV400113 

    
RECOMMENDATION 
 
That Council receive and note the report by the Acting Director Community on the Solar 
Array Progress Report. 
 
 
Executive summary 
At the 19 April 2023 Ordinary Council Meeting, Council provided endorsement of Stage 3 of a 
5MW (battery ready) Solar Array. Stage 3 includes onsite the construction, commissioning, and 
energisation of the solar array. The attached report sets out the progress of the Solar Array 
Project. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The construction of the Solar Array is complete including fencing. Work still to be completed 
includes installation of the Ring Main Unit, Network Augmentation, and Network Approval. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Pursue efficiencies and ongoing business improvement 
 
Strategic implications 
Council Strategies 
Community Plan 
Operational Plan and Development Plan  
 
Council Policies 
Not Applicable  
 
Legislation 
Not Applicable 
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Financial implications 
Council has provided a budget of $9,364,000 for the Stage 3 works.  
 
Construction $7,764,000 
Network Upgrades $750,000 
Consulting Stage 3, including project management & 
network connections 

$600,000 

Project contingency $50,000 
Business oncosts and insurance $200,000 
Total Stage 3 $9,364,000 
 
Associated Risks 
The primary risk currently is approval by Essential Energy regarding the replacement and upgrade 
of electricity poles in the area to support increased electricity supply in the local grid. The original 
design submitted was rejected and referred to our network designer to amend, this original design 
was what our current contract for the physical network upgrade was both priced and scheduled on. 
The revised design now with Essential Energy and pending approval by them, has potential 
changes to the contract for the network upgrade. In short, this unapproved change in design could 
result in an increase of scope leading to both a delay on schedule to fit the works in and a variation 
in the budget. 
  
There is budget contingency that could potentially cover this; however the greatest risk is outside 
of Council control as Essential Energy must ensure that the network upgrades meet regulatory 
standards, especially in an evolving energy market and grid. The delay in this approval and being 
able to notify the contractor for the physical network upgrades and receiving confirmation of both 
expense and timeline is still currently unknown. The next stakeholder meeting with Essential 
Energy will be on the 21st of May. 
  
Budget contingency is also a moderate risk of being used to ensure that the Occupational 
Certificates required for the Development Approval is met and the site can be operated as an 
energy generator. The outcome of this approval has some budget contingency allocated however it 
still poses a risk of not being met and/or amendments being required if the information provided is 
not satisfactory. 
 
Should Council 
 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

 

  

8 May 2025 
 
Attachments: 1. Solar Array Progress Report May 2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 12: Reports from Committees 
 
 

12.1 Local Traffic Committee Meeting Minutes - April 2025 
REPORT BY THE ADMINISTRATION ASSISTANT - INFRASTRUCTURE PLANNING  
TO 21 MAY 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 - April 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, 17th April 2025.  
Three event reports were considered: 

• Henry Lawson Festival 2025 
• Rylstone StreetFeast 2025 
• Marys Mayhem Cycling Event 2025 

 
No traffic reports were considered.  
General Business items included: 

• Fundraising marathon runner on Castlereagh Highway 
• Various signs installed  
• Statistics on fatalities in NSW 
• Douro/ Horatio St Intersection 
• Southside shopping plaza parking concerns 
• Lions Drive/Sydney Rd & Burrundulla Rd intersection 

 
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 
 

CLAIRE CAM 
ACTING DIRECTOR OPERATIONS 
 

  

24 April 2025 
 
Attachments: 1. MINUTES - Local Traffic Committee - 17.4.2025.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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12.2 Gulgong Memorial Hall Committee Meeting 
REPORT BY THE ACTING DIRECTOR COMMUNITY  
TO 21 MAY 2025 ORDINARY MEETING 
GOV400103, A0100024, GOV400105, GOV400113 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Acting Director Community on the Gulgong Memorial 

Hall Committee Meeting; and 

2. note the minutes from the Gulgong Memorial Hall Committee meetings held on 
Wednesday, 30 April 2025. 

 

 
Executive summary 
The purpose of this report is to advise Council of the considerations and recommendations of the 
Gulgong Memorial Hall Committee meetings held on Wednesday, 30 April 2025. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The Gulgong Memorial Hall Committee met on 30 April 2025 as part of their ongoing meetings. 
Note the minutes for current actions and updates provided by the committee. 
 
Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Respect and enhance the historic character of our region and heritage value of our 

towns 
 
Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Not Applicable 
 
Legislation 
The Gulgong Memorial Hall Committee is operating under Section 355 of the Local Government 
Act 1993, which allows it to exercise a function of Council. 
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Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 
 

RICHARD CUSHWAY 
ACTING DIRECTOR COMMUNITY 
 

 

  

6 May 2025 
 
Attachments: 1. Gulgong Memorial Hall Committee Meeting Minutes - 30 April 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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