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MEETING NOTICE 

Ordinary Meeting 
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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 
In accordance with Section 451 of the Local Government Act 1993, Councillors should declare an 
interest in any item on this Agenda.  If an interest is declared, Councillors should leave the 
Chambers prior to the commencement of discussion of the item. 

Item 3: Confirmation of Minutes 

3.1 Minutes of Ordinary Meeting held on 18 October 2023 

Council Decision: 
That the Minutes of the Ordinary Meeting held on 18 October 2023 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. 

Road 
Maintenance 

198/22 
Ordinary 
Meeting 
20/07/2022 

That Council receive a report for any 
or all opportunities to improve road 
network maintenance. 

To be reported to 
Council at a future 
meeting. 

Disabled 
Access and 
Parking in 
Gulgong 

272/22 
Ordinary 
Council 
Meeting 
21/09/2022 

That Council removes Emergency 
Vehicle Parking Only signage from 
Herbert Street Gulgong; identify and 
construct a disabled access ramp at 
a suitable location between the 
Gulgong Post Office and Gulgong 
Medical Centre. 

RECOMMENDED 
FOR COMPLETION 

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. 

Gulgong Natural 
History Museum 
Location 

Res 206/23 
Ordinary 
Meeting 
20/09/2023 

That Council request further 
information be provided to Council on 
the design of the Museum, the 
Museum collection and the future 
operation of the Museum as a visitor 
destination. 

RECOMMENDED 
FOR COMPLETION 

Ulan and Cope 
Road Safety – 
Rumble Strips 

Res 241/23 
Ordinary 
Meeting 
18/10/2023 

That Council receive a report 
detailing costings and investigate 
opportunities for funding to install 
rumble strips along Ulan and Cope 
Roads for enhance safety measures. 

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 
 
 
Nil  
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Item 7: Office of the General Manager 
 
 
Nil  
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Item 8: Development 
 
 

8.1 Development Application (DA0282/2023) - Demolition of Two 
(2) Dwellings, Construction of Two (2) Storey 58 Room Hotel 
or Motel Accommodation with Managers Residence, Signage 
and Ancillary Works - 59, 61 and 63-67 Horatio Street, 
Mudgee 

REPORT BY THE PLANNING COORDINATOR  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, DA0282/2023 

   
RECOMMENDATION 
 
That Council: 
 
A. receive the report by the Planning Coordinator on the Development Application 

(DA0282/2023) - Demolition of Two (2) Dwellings, Construction of Two (2) Storey 
58 Room Hotel or Motel Accommodation with Managers Residence, Signage and 
Ancillary Works; and 

B. refuse Development Application (DA0282/2023) - Demolition of Two (2) 
Dwellings, Construction of Two (2) Storey 58 Room Hotel or Motel 
Accommodation with Managers Residence, Signage and Ancillary Works based 
on the following statement of reasons: 

STATEMENT OF REASONS 
The determination decision was reached for the following reasons: 
1. The proposed development does not comply with 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. 

2. The proposed development does not achieve compliance with the Mid-Western 
Regional Development Control Plan 2013 in terms of Part 4.5 Commercial 
Development. 

3. The proposed development is not considered to be satisfactory in terms of the 
matters identified in Section 4.15 of the Environmental Planning & Assessment 
Act 1979 in terms of the likely impacts of the development on the built 
environment and lack of information provided to address likely impacts of noise 
on all sensitive receivers.  

4. The public submissions made during the notification period have raised the 
following key concerns which remain unresolved: 

• Impacts to the heritage significance of the conservation area and adjacent 
heritage item at 44 Horatio Street (Item No. I72 under the LEP 2012); and 
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• Retention of the dwelling at 59 Horatio Street due to the lack of affordable 
rental housing in Mudgee and maintain the façade of the building as it 
adds to the heritage feel of the street.  

 

Executive summary 

OWNER/S Onslow Dowker Pty Limited 

APPLICANT: Mr Greg Dowker 

PROPERTY DESCRIPTION 59, 61 and 63 – 67 Horatio Street, Mudgee 
Lots 7 to 10 Sec 44 DP 758721 and Lot 26 DP 
1106100 

PROPOSED DEVELOPMENT Demolition of two (2) dwellings, construction of 
a two (2) storey, 58 room hotel or motel 
accommodation building with managers 
residence, signage and ancillary works 

ESTIMATED COST OF DEVELOPMENT: $7 Million 

REASON FOR REPORTING TO COUNCIL: Value of Works Greater than $3 Million and 
Recommendation of Refusal 

PUBLIC SUBMISSIONS: Two (2) Submissions 
 
Council is in receipt of Development Application DA0282/2023 that seeks approval for the 
demolition of two (2) dwellings, construction of a new motel including managers unit, car park, civil 
works and signage, to be located at 59, 61 and 63-67 Horatio Street MUDGEE  NSW  2850. The 
subject land is legally identified as Lots 7 to 10 Sec 44 DP 758721 and Lot 26 DP 1106100. The 
subject site is located on the corner of Lewis and Horatio Streets, and also benefits from access 
via Lyons Lane.  
 
The subject site currently contains two (2) single storey dwellings fronting Horatio Street. One (1) 
of the dwellings is currently occupied and accessed via Lyons Lane, and contains a number of 
small outbuildings. The site has historically been used for the unlawful advertising of second-hand 
vehicles and has been subject to separate compliance activities in relation to this use.  
 
The application was notified, in accordance with Mid-Western Regional Community Participation 
Plan 2019, for a period of 14 days, ending 14 April 2023. During the notification period two (2) 
submissions were received. 
 
The applicant was requested on the 21 March, 5 April, 27 July, and 5 September 2023 to provide 
further information to assist in the assessment of the application by both internal and external 
departments. A meeting with also held with the applicant’s consultants (Barnson and Barbara 
Hickson) on the 17 August 2023 in the company of Council’s Heritage Advisor, in an attempt to 
resolve the heritage and design concerns. The applicant has formally advised Council that no 
changes to the design will be made - See letter Attachments included with this report.  
 
The proposed development has been assessed in accordance with Council’s Development Control 
Plan (DCP) and the Local Environmental Plan (LEP).  The assessment concludes that the 
proposed development is not consistent with Council’s planning controls in relation to clause 5.10 
of the Mid-Western Regional LEP 2012 and Part 4.5 Commercial Development of the Mid-Western 
Regional Council DCP 2013. The key concerns relate to heritage impacts within the Mudgee HCA 
and the overall design of the proposal on a prominent corner site, where there is an established 
residential interface that currently provides contributory heritage significance.   
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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 and the recommendation is refusal.  
 
The current estimated value of works is $7 million.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
Proposed Development 
Council is in receipt of Development Application DA0282/2023 that seeks approval for the 
following: 

• Demolition works; 
• The construction of a two (2) storey, 58-room motel with an overall height of 8.67m to the 

ridgeline of the building; 
• One (1) x 2-bedroom managers unit; 
• Reception/ lobby area, lounge/bar, dining area and commercial kitchen; 
• 59 off street car parking spaces (site plan also indicates 8 on-street spaces within Lewis 

Street); 
• A new pylon sign at the front corner of the site (4m high x 2m wide) along with wall signage 

on the Horatio and Lewis Street elevations of the building; and 
• Low level landscaping over the boundaries of the site and within the frontage of the 

building, along with new fencing to the southern (Lyons Lane) and eastern boundaries 
(existing residential dwelling at 57 Horatio Street).  

 
The proposal is to be constructed utilising predominantly brick, sandstone stack cladding, timber-
look aluminium cladding and painted Scyon - linea weatherboards. Roofing and accent roof trims 
are proposed in zincalume and colorbond ‘woodland grey’.  
 
The proposed plans and supporting information for the development is included in Attachment 1 
and layouts shown in Figures 1, 2 and 3, below: 
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Figure 1: Proposed Site Plan 

 
 
 

 
Figure 2: Proposed Elevations 
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Figure 3: Proposed Perspectives  

Subject Site 
The proposed development is located at 59, 61 and 63-67 Horatio Street MUDGEE  NSW  2850. 
The subject land is legally identified as Lots 7 to 10 Sec 44 DP 758721 and Lot 26 DP 1106100. 
 
The subject site is located on the corner of Lewis and Horatio Streets, and also benefits from 
access via Lyons Lane.  
 
The subject site currently contains two (2) single storey dwellings fronting Horatio Street, one (1) of 
which is currently occupied and accessed via Lyons Lane, and contains a number of small 
outbuildings. The site has otherwise historically been used the unlawful advertising of second-hand 
vehicles and has been subject to separate compliance activities.  
 
A current site plan is provided within Figure 4 below: 
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Figure 4: Current Site Plan 

 
Application History 
The application was lodged on the 2 March 2023. A preliminary assessment of the application 
found that further information was required to properly assess the application with an initial request 
for information made on the 21 March 2023 and included: 

1. Parking compliance to be demonstrated based on the proposed use of dining and bar 
areas. 

2. Stormwater management with calculations and detention storage for the full range of storm 
events. 

3. SIDRA (traffic) modelling for the development to enable assessment of impacts upon 
Horatio and Lewis Streets.  

4. Building Code of Australia compliance for accessible sole occupancy units.  
 
Responses from internal and external agencies also required further information to be provided to 
assist in the assessment of the application. Requests for information were made to the applicant 
on the 5 April 2023, 27 July 2023 and 5 September 2023 and included the following key matters: 

1. Updated Traffic Study and information to support a response to Transport for NSW 
(TfNSW) letter dated 5 April 2023 - TfNSW generally does not support direct access to a 
classified road where local road access is available. 

2. Heritage and design impacts - Consideration of redesigning the development to include 
retention of part of the two (2) contributory buildings located within the Mudgee Heritage 
Conservation Area (HCA) and reducing the scale of the proposal to achieve an improved 
streetscape given the existing nature of surrounding developments.  

 
The application was referred to internal Council departments as follows: 
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1. Health and Building – conditions provided on 21 March 2023. 
2. Water and Sewer Department – comments and headworks calculations provided on 30 

March 2023. 
3. Heritage Advisor – Objection to application provided on 25 August 2023. 
4. Development Engineering – final conditions provided on 6 September 2023. 
5. Environmental Health Officer – Final comments provided with objections on the basis of no 

full noise impact assessment provided on 27 September 2023. 
 

The application was referred to external departments including: 
1. Essential Energy – final comments provided dated 31 March 2023. 
2. Transport for NSW - final comments based on revised plans dated 9 August 2023. 

 
A meeting was held with the applicant’s consultants, including Council staff and Heritage Advisor 
on the 17 August 2023 to discuss the heritage and design concerns with the proposed 
development. 
 
The applicant submitted a formal response on the 8 August 2023, 18 August 2023 and finally on 
the 20 September 2023 advising that they will not amend the design of the development despite 
the recommendations of staff and Council’s Heritage Advisor.  
 
The application was notified, in accordance with Mid-Western Regional Community Participation 
Plan 2019, for a period of 14 days, ending 14 April 2023. During the notification period, two (2) 
submissions were received which raised concerns regarding privacy impacts from overlooking, 
light impacts, impacts on the heritage conservation area and adjacent heritage item, loss of 
affordable rentals and the design of the development.  
 
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 current estimated value of 
works is $7 million.  
 
The application is recommended for Refusal.  
 
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? 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 15 NOVEMBER 2023  
REPORT 8.1 

 

19 
 
 
 

 

 
State Environmental Planning Policy (Biodiversity and Conservation) 2021 
The Biodiversity and Conservation SEPP applies to the proposal as minor vegetation removal 
(peppercorn trees and planted gardens) over the site is required. Further, the site is located in the 
SP3 Tourist Zone, and also the Mudgee HCA under the Mid-Western Regional Local 
Environmental Plan which applies under the Biodiversity SEPP. As the vegetation removal is 
limited to non-native vegetation, and is less than the prescribed threshold, there are no matters 
under the SEPP that preclude the removal of the vegetation to support the proposed development 
and therefore no further assessment of the SEPP is required.  
 
State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004 
The proposal does not involve a BASIX affected building and was submitted prior to the 
introduction of the SEEP (Sustainable Buildings) 2022 non-residential requirements. The 
development must comply with the Building Code of Australia requirements and therefore no 
further assessment of the SEPP requirements is required for this development.  
 
State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 
The proposal does not involve exempt or complying development and is therefore not impacted by 
the requirements of this Policy. Therefore, no further consideration of this SEPP is considered 
necessary.     
 
State Environmental Planning Policy (Housing) 2021 
The proposed development is not impacted by any requirements of this Policy. The proposal seeks 
to remove two (2) dwellings as part of the development of the site. Therefore, no further 
consideration of this SEPP is considered necessary. 
 
State Environmental Planning Policy (Industry and Employment) 2021 
The proposed development seeks consent from Council for signage. In assessing the proposed 
signage, the requirements of Part 3.2 and Schedule 5 of the SEPP have been considered as 
follows: 

Assessment Criteria Comments Compliance 
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 signage proposed is 
considered to be compatible with 
the existing character of the area.  

Yes 

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 proposed signage does not 
detract from the amenity, visual 
quality and established character of 
the area. The signage does not 
negatively impact upon the Mudgee 
Heritage Conservation area and 
does not dominate the streetscape. 
It is of a generally consistent size 
and arrangement with other 
signage in this street.  

Yes 

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-1998-0520
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2001-0199
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2019-0658
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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 signage does not obscure or 
compromise views, dominate the 
skyline or impact any viewing rights 
in this location.  

Yes 

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 proposed signage is 
considered to be appropriate for the 
established setting and streetscape 
of Horatio Street.  

Yes 

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 signage is modest in scale in 
relation to the proposed building 
and surrounding residential 
development.  
There are no impacts to important 
heritage features of the site or 
Mudgee Heritage Conservation 
area as a result of the signage 
proposed.  

Yes 

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? 

- Not 
Applicable 

7. Illumination 

Would illumination result in unacceptable 
glare?  
Would illumination affect safety for 
pedestrians, vehicles or aircraft?  
Would illumination detract from the amenity 
of any residence or other form of 

No illumination of the signage 
shown on the plans submitted.  

Not 
Applicable 
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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? 

The signage is modest and is not 
considered to impact the safety or 
efficiency of the public road or 
footpaths.  

Yes 

 
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.  
 
State Environmental Planning Policy (Transport and Infrastructure) 2021 
Pursuant to section 2.48, the development is located within 5 metres of aboveground electrical 
lines. The application was referred to Essential Energy with no objections to the proposal however 
standard comments to manage safety risks were provided.  
 
Further, pursuant to section 2.122 Traffic Generating Development, the application was referred to 
Transport for NSW (TfNSW) as the original proposal submitted sought driveway construction works 
for a left turn only crossover within Horatio Street. Transport for NSW requested further 
information, and the applicant subsequently amended the design to remove all new work from the 
Horatio Street frontage. TfSNW provided comments for Council consideration based on the revised 
information on the 9 August 2023 which has been considered by Council’s Development 
Engineers.  
 
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 considered to be contrary to the aims of the plan.  
 
The proposed development seeks to remove two (2) dwellings that are located within the Mudgee 
Heritage Conservation Area (HCA). The dwellings to be demolished are considered to be 
contributory items to the Mudgee HCA and their complete removal is not supported. This key issue 

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
https://www.legislation.nsw.gov.au/view/html/inforce/current/epi-2007-0065
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has been raised multiple times with the applicant however, no changes have been made to the 
proposal to-date. As a result, it is not considered that the proposal will encourage the proper 
management, development and conservation of the Victorian era dwellings constructed in this 
location that contribute to the Mudgee HCA (section 1.2(2)(b)(iv)).  
 
Furthermore, as a result of the overall design including its placement on the site, and lack of 
information provided to address acoustic impacts (acoustic report was provided to only address 
onsite parking), there is not considered to be adequate protection provided to minimising land use 
conflict and potential adverse impacts on the amenity of adjoining residents (section 1.2(e)(iii)).  
 
Clause 1.4 Definitions 
The proposal is defined in accordance with the MWRLEP 2012 as Hotel or motel accommodation 
which means: 

a building or place (whether or not licensed premises under the Liquor Act 2007) that 
provides temporary or short-term accommodation on a commercial basis and that— 

(a)  comprises rooms or self-contained suites, and 

(b)  may provide meals to guests or the general public and facilities for the parking of 
guests’ vehicles, 

but does not include backpackers’ accommodation, a boarding house, bed and breakfast 
accommodation or farm stay accommodation. 

Note— Hotel or motel accommodation is a type of tourist and visitor accommodation—see 
the definition of that term in this Dictionary. 

 
Clause 2.2 Zoning of Land to Which Plan Applies 
The land is zoned SP3 Tourist and is therefore subject to the Plan. 
 
Clause 2.3 Zone objectives and Land Use Table 
The land is zoned SP3 Tourist pursuant to the MWRLEP 2012. The proposal, being hotel or motel 
accommodation is permissible with consent and complies with the objective of the zone by virtue of 
providing additional tourist and visitor accommodation options to support the Mudgee Region. 
 
Clause 2.7 Demolition requires development consent 
In satisfaction of this clause, the development application seeks approval for the demolition of two 
(2) dwellings, associated outbuildings and vegetation. 
 
Clause 4.3 Height of buildings 
The subject site is not mapped to contain a maximum building height.  
 
Clause 5.10 Heritage Conservation 
Pursuant to Clause 5.10, the consent of Council is required for the demolition, moving or alteration 
of a building, work or tree within a heritage conservation area, along with the erection of a building 
on land that is within a heritage conservation area. 
 
The key objectives of clause 5.10 of the LEP 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. 
 

https://legislation.nsw.gov.au/view/html/inforce/current/act-2007-090
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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. Council must 
consider the following as part of its heritage assessment under clause 5.10(5): 

a) on land on which a heritage item is located, or 
b) on land that is within a heritage conservation area, or 
c) on land that is within the vicinity of land referred to in paragraph (a) or (b), 

require a heritage management document to be prepared that assesses the extent to 
which the carrying out of the proposed development would affect the heritage 
significance of the heritage item or heritage conservation area concerned.  

 
The development application was supported by a Statement of Heritage Impact (prepared by 
Barbara Hickson Heritage Advisor dated 16 December 2022). This report and supporting plans 
were subsequently referred to Council’s appointed Heritage Advisor. A site inspection was also 
undertaken by Council’s Heritage Advisor.  
 
Concerns were immediately raised by Council’s Heritage Advisor and resulted in a meeting request 
with the applicant and their appointed heritage consultant on the 17 August 2023. Despite 
providing recommendations and advice, the applicant has confirmed that no changes will be made 
to the plans of the development to address the concerns raised by Council.   
 
The following formal advice was issued by Council’s Heritage Advisor on the 25 August 2023: 

The development site comprises five house lots within the Mudgee Heritage Conservation Area.  
It is opposite an individually listed house at 44 Horatio Street, and in the vicinity of the Federal 
Hotel on the corner of Inglis and Lewis Streets.  The site is fairly open as three cottages appear 
to have been demolished, but Nos. 59 and 61 remain, at the end of a row of Victorian cottages 
on the south side of the street.   
 
It is supported by a professionally written statement of heritage impact but the analysis and 
conclusions of that statement are not supported.   

 
Figure 5 - Aerial photograph showing the site and cottages proposed for demolition 

(No. 59 and 61 Horatio Street). 
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Victorian two storey house, left, and single 
storey cottages including No. 59, right 

 No. 61: space at left is its original side 
garden 

   

 
Figure 6 - Heritage map from the LEP with the site outlined and Photographs of No. 

59 and 60 Horatio Street. 
 
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.   
 
The Mudgee Conservation Area includes: 

• the historic town centre, an area of largely intact buildings and landscaped public 
places from the Victorian, Federation and inter-war periods, and  

• suburban tree-lined streets with a heterogeneous range of Victorian, Federation and 
inter-war houses, unified by a consistency of siting, scale, form, building elements 
and materials. 
 

The Conservation Area has historical significance, demonstrating the pattern of 
development of the town centre and of suburban housing over those periods; aesthetic 
significance as a heterogeneous yet coherent group of good examples of architectural 
styles; and social significance, being highly valued by the community.  
 
CONTRIBUTION OF 59 AND 61 HORATIO STREET TO THE SIGNIFICANCE OF THE 
CONSERVATION AREA 
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Both houses are readily recognisable Victorian brick cottages with essential entry doors, 
hipped corrugated steel roofs and full width front verandas.  The submitted statement of 
heritage impact states that the two houses “have some heritage significance” and 
“contribute to the streetscape in a modest way.” That is indeed the case. The conservation 
area is made up largely of relatively modest individual houses which together make it so 
historically and aesthetically significant. 
 
CONDITION OF AND ALTERATIONS TO 59 AND 61 HORATIO STREET 
No. 59, the smaller of the two cottages, two rooms under the main roof, additional space 
under the original skillion roof at the rear, and rambling further extensions. It is inhabited 
and is in reasonable condition.  There is some very minor internal cracking in the brickwork 
above doorways, which could be readily rectified. 
 
No. 61 is derelict but structurally sound except for some areas where the brickwork has 
been subject to rising damp and salt attack.  A good deal of flooring and floor framing head 
been removed when the house was inspected five years ago.  This was obviously 
deliberate unauthorised demolition, not the work of vandals. The house is also obviously in 
poor cosmetic condition. However, it is entirely capable of being conserved. It also has 
some nondescript rear extensions in poor condition. 
 
IMPACT OF THE PROPOSED DEMOLITIONS 
As the two houses contribute to the heritage significance of the conservation area, their 
demolition will clearly have an adverse impact on that significance. It will also have an 
adverse impact on the setting of the listed item opposite. Demolition of contributory items 
can never be justified on the basis that they are only a small part of the total conservation 
area.  If that argument were to be accepted, the entire area would be at risk of gradual 
erosion.  
 
Nor is the condition of the items or the cost of conserving them any justification.  The 
condition is the result of inadequate maintenance over the years.  This would be reflected in 
the price paid by any new purchaser, who would hopefully be aware of heritage controls.  
Demolition can only be justified (and applications for demolition have only been supported) 
if it is physically impossible to save the item without replacing so much fabric that the result 
is a replica.  That is not the case here. 
 
DISCUSSIONS WITH THE APPLICANT 
The applicant did not seek pre-DA advice. However, an application to demolish No. 61 was 
refused on heritage grounds some years ago. 
 
The applicants did participate in a video conference recently. The Heritage Adviser offered 
suggestions for a radical redesign, retaining the front verandas and principal forms of the 
cottages, (north of red lines on the aerial photo) which could be incorporated into the motel.  
Alternatively, the rear areas of the cottage lots could be incorporated into the site and the 
cottages, on reduced lots, disposed of.  However, the applicants have unfortunately not 
explored these options. 
 
DESIGN OF PROPOSED MOTEL AND ITS IMPACT ON THE CONSERVATION AREA 
The proposed motel is well out of scale with its surroundings. The term scale refers not 
simply to the two-storey height, in comparison to the single storey houses nearby.  That 
aspect is potentially manageable.  The concern here is with the of building components in 
relation to the human body.  In this sense buildings can be designed on an intimate, 
normal, large or monumental scale.  The surrounding houses are on a normal or 
sometimes intimate scale.  The proposed motel is designed on a large scale, and the huge 
porte cochere is clearly monumental.   
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Applicant’s drawings demonstrate the inappropriately large scale of the proposal in 
a residential heritage setting. 
 
The intention is probably not so much to impress neighbours or passers-by with the status 
of the owners, as can be the case with grandiose private houses.  It is more intended to 
make guests feel important.  But the result is that the building is totally dominant in the 
streetscape.  The massing, wall height, vast roof, and lack of articulation all contribute to 
this effect.  The resultant building has the character of a licensed club, or a motel that could 
be found anywhere.  It could only be classed as intrusive in the conservation area.   
 
CONCLUSION 
The application in its present form is not supported and should be refused. 
 
The applicants might again be invited to explore the approach previously proposed. This 
would involve retaining the principal parts of the contributory items. It would also require a 
different approach to design. Mudgee has a good number of attractive and welcoming 
historic two storey hotels which would not be out of scale in a more suburban setting.  
Obviously, the approach of mock replication is not advocated, but a sensitive approach 
could result in a design that responds to and complements the characteristics and heritage 
significance of the area. 
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 15 NOVEMBER 2023  
REPORT 8.1 

 

27 
 
 
 

 

Assessing staff have the same views as Council’s appointed heritage advisor which have also 
been clearly communicated to the applicant during the meeting held on the 17 August 2023 and 
within the further information requests made to-date.  
 
The complete removal of the two (2) dwellings from the Mudgee HCA, along with the lack of design 
merit on a very prominent corner site of Horatio Street is considered to adversely impact the HCA 
of Mudgee along with surrounding residents, and does not achieve the objectives of Clause 5.10 
Heritage Conservation of the LEP 2012.  
 
Clause 5.21 Flood planning 
Council’s Mapping system indicates the site is not affected by flooding during the 1% AEP flood 
event. Lewis Street does have minor affectation due to overland flow on its western side however, 
this will not significantly impact upon the proposed development or surrounding land.  
 
Clause 6.1 Salinity 
The proposal involves minimal earthworks which is not expected to significantly affect the process 
of salinisation and is a conditional matter.  
 
Clause 6.3 Earthworks 
The proposed development involves minor earthworks as the site is relatively flat land. The works 
are not expected to generate any significant impacts as listed in Clause 6.3(3) and is a conditional 
matter. 
 
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. 

a) the supply of water – water is available in Horatio Street and a hydrant is also located in the 
street frontage and will require upgrades to support the development.  

b) the supply of electricity - electricity is available in Horatio Street and will require extensions / 
upgrades (including potentially a substation) to support the development.  

c) the disposal and management of sewage - sewerage is available in Lyons Lane and will 
require upgrades to support the development. 

d) stormwater drainage or on-site conservation - plans provided show a conceptual drainage 
and on-site detention system with stormwater captured and detained above ground in the 
car parking areas prior to discharge to an existing Council drainage pit on the corner of 
Lewis / Horatio Streets via an orifice plate. Further detailed design will be required to 
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ensure there is no impact on Council infrastructure or adjoining lands and this is able to be 
considered at a later date.  

e) suitable road access - access to the subject site is proposed via Lewis Street with two new 
driveway crossings. Council will be the Roads Authority for the two new access crossings in 
Lewis Street, conditions requiring the issue of a S138 Roads Act approval for these works 
can be imposed. Concrete driveway crossovers will be required. 

 
Clause 6.10 Visually sensitive land near Mudgee 
The land is not located within the area identified within the visually sensitive land map. 
 
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. 
 
Part 4.4 Signs 
The proposed signage is addressed under the SEPP provisions of this report – there are no 
impacts identified by the proposed signage to support the development.  
 
Part 4.5 Commercial Development 
DEVELOPMENT CONTROL 
REQUIREMENT 

COMPLIES? 

Building setbacks  

Building setback from the street – no 
minimum 

Yes – a large front setback from Horatio Street 
is proposed however, this is dominated with a 
large carpark and bordered landscaping.  

Side and rear setbacks must comply with 
BCA May be conditioned 

Signage   

Signage complies with relevant provisions in 
section 4.4 DCP 2013 Yes. Refer to relevant section of report. 

Design  

Buildings interact with the street 
Yes. The proposed building incorporates a 
number of windows and doors on the 2 street 
frontages provided. 

On active street frontages, ground level of 
building used for business or retail premises Not Applicable 

Building facades are articulated by use of 
colour, arrangement of elements, or varying 
materials 

Does not comply. Whilst the proposal seeks to 
use a number of materials including brick, stack 
stone and aluminium cladding, painted 
weatherboard along with zinc and colorbond 
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DEVELOPMENT CONTROL 
REQUIREMENT 

COMPLIES? 

roof with accents, the design of the building 
raises significant concern as outlined within this 
report. The massing and proportions of the 
building, along with the overall bulk and scale 
in its design is not supported. The massing, 
wall height, vast roof and lack of articulation on 
a prominent site within the Heritage 
Conservation Area of Mudgee does not 
achieve the aims of the MWRLEP 2012 and is 
not considered to achieve the requirements of 
Part 4.5 of the DCP 2013. The proposal also 
seeks to remove 2 dwellings that are 
considered contributory to the Mudgee 
Heritage Conservation Area and the Horatio 
streetscape.  

Heritage inclusions 

A Statement of Heritage impact was provided 
as detailed under clause 5.10 of the LEP. A full 
copy of this report is included in the 
Attachments.  

External plant to be screened from public Some screening has been indicated on the 
plans for external plant.  

Development on a corner – includes 
architectural features to address both streets 

Does not comply. The proposal is not 
considered to include satisfactory architectural 
features to address both Horatio and Lewis 
Street. The development site is prominent and 
is located in the Mudgee Heritage conservation 
area and despite requests made to the 
applicant to consider alternative design options, 
the applicant has refused all requests to-date.  

Landscape buffers to other zones 

Does not comply. No significant landscaping is 
proposed to the south of the site in order to 
provide visual relief and an adequate buffer to 
the R3 Medium Density residential properties.  
Whilst the immediately adjoining dwelling to the 
east is located in the same zone as the subject 
site (SP3 Tourist), sufficient landscaping has 
also not been provided along the eastern 
boundary. 
The landscaping currently shown on the 
concept plans submitted are limited to 
Westringia Fruticosa and Casuarina glauca 
'Cousin it' which are small shrubs.  
Whilst the existing laneway will provide a 
greater ‘setback’ to the boundary of the site, 
owing to the proposed siting and 2 storey 
nature of the proposal, no consideration has 
been given to the bulk of the development 
when viewed from the private open space 
areas of the dwellings. Trees should therefore 
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DEVELOPMENT CONTROL 
REQUIREMENT 

COMPLIES? 

be considered along the southern and eastern 
boundaries to improve buffers and provide 
visual relief.  

Scale form and height  

Complies with LEP height controls – 8.5m 
maximum height 

Not Applicable – there is no maximum building 
height applicable to this site.  

Consistent with existing heritage character of 
the town centres of Gulgong, Mudgee and 
Rylstone 

Does not comply. As noted within the 
assessment under clause 5.10 of the LEP, the 
proposal to remove 2 Victorian Dwellings and 
construction of the proposed development is 
not considered to be consistent with the 
heritage character of the Mudgee Heritage 
Conservation Area.  

Mortimer and Church Street, Mudgee  

Maintain the streetscape established in 
Church Street between Market and Mortimer 
Streets: 
– Zero front and side setbacks 
– Double storey pattern 

Not Applicable 

Provides variance particularly on upper floor 
levels, every 20-25m Not Applicable 

Articulation and Façade Composition  

Breaks visual bulk with fenestration or 
change in materials etc 

Does not comply. As noted in the Clause 5.10 
LEP assessment, the current design results in 
a building that is totally dominant in the 
streetscape.  The massing, wall height, vast 
roof, and lack of articulation all contribute to 
this effect.  It could only be classed as intrusive 
in the conservation area.   

No excessive blank walls in front façade 

There are minimal blank walls found within the 
Horatio Street frontage of the development.  
Of note however, the proposed eastern 
elevation demonstrates a block of the two-
storey component that will have an excessive 
dominant blank wall, as depicted below. This 
upper level will also be viewed by passing 
vehicles within Horatio Street.  

 
Where blank walls are proposed (side or As noted above, the blank side wall should be 
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DEVELOPMENT CONTROL 
REQUIREMENT 

COMPLIES? 

rear), minimise impacts with landscaping, 
patterning of façade, signage, public art 

considered in the context of a redesign of the 
development.  

Residential–Commercial interface  

Landscape buffer to residential boundaries 
Does not comply. As noted above, the southern 
and eastern interface has poor landscaping 
buffers proposed consisting of small shrubs.  

Ground and first floor do not overlook 
residential properties 

Complies. The proposed upper level of the 
development has been provided with screens 
to the southern and eastern windows to limit 
overlooking to adjoining and adjacent 
residential properties.   

Maintain acoustic privacy through the use of 
acoustic fencing where vehicles movements 
adjoin property boundaries 

Compiles. An acoustic fence is proposed along 
the eastern boundary only as shown on the 
plans which is to be a 1.8m high fence with a 
surface density of at least 10kg/m2. This is 
shown on the plans as a result of the Noise 
Impact Assessment prepared by Muller 
Acoustic Consulting and purely assessed on 
the basis of the impacts of the noise generated 
by the proposed car park, and has therefore 
not included any noise impacts generated by 
the proposed hotel and motel accommodation.   

Reduce visual bulk by locating buildings and 
structures away from residential boundaries, 
or where buildings are located along 
residential boundaries ensure sufficient 
landscaping is provided 

Does not comply. The proposed building has 
been predominantly situated to the south of the 
land, extending to the south eastern corner. 
Both the eastern boundary and opposite the 
laneway, contains residential dwellings. Whilst 
acoustic fencing is proposed on the eastern 
boundary, no solid fencing treatment is 
depicted on the southern boundary. Further, 
landscaping is limited to low level shrubs which 
does not assist in reducing the visual bulk and 
wall massing’s created by the proposed design 
of the development.  

Development does not reduce sunlight 
available to north facing windows of living 
areas, private open space or clothes drying 
areas of adjoining properties to less than 3 
hours between 9am and 3pm at winter 
solstice 

Complies. Shadow diagrams provided 
demonstrate that all surrounding residential 
properties will continue to receive more than 3 
hours of solar access between 9am and 3pm 
during the winter solstice.  

Utilities and Services  

Building and structures located clear of 
infrastructure 

Complies. No Council infrastructure will be 
impacted by the proposed building works.  

Able to be serviced by water, sewer and 
waste disposal 

Complies – services for water and sewer are 
readily available. Waste collection will however 
require a commercial waste agreement to be 
established.  
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DEVELOPMENT CONTROL 
REQUIREMENT 

COMPLIES? 

Trade waste application required? Yes – a liquid trade waste arrangement will be 
required.  

Traffic and Access  

All vehicles must be able to enter and exit the 
site in a forward direction 

Complies. The proposal has demonstrated that 
all vehicles required to access the site can 
enter and exit in a forward direction.  

All vehicle movement paths are sealed Capable of compliance. 

Driveways comply with Australian Standard 
AS2890.1 Parking Facilities Capable of compliance.  

All loading facilities located within the site Capable of compliance. 

All loading facilities designed to comply with 
Australian Standards Capable of compliance. 

Application addresses traffic flow and safety 
issues, e.g. pedestrian, car and truck 
movements 

The traffic impact assessment provided with 
the application has demonstrated compliance is 
able to be achieved. This has been supported 
by the Development Engineering Department.  

Pedestrian Access  

Maintain existing covered pedestrian access 
within town centres 

Not applicable. Footpath within Horatio Street 
to be retained.  

Convenient and safe access through parking 
areas Compliance achieved within the car park area.  

Convenient and safe disabled access 
through parking areas, focus on improving 
links with 
existing retail 

Not Applicable. Links to retail sites not altered 
by the proposal. 

Parking  

Discussed elsewhere in report Addressed under Part 5.1 of the DCP 
assessment.  

Landscaping  

Landscaped areas in car parks should be 
provided incorporating the use of canopy 
trees and buffer planting to residential 
boundaries 

Does not comply. Tree planting is shown on the 
landscape plan to have no tree planting on the 
eastern boundary between with the carpark 
and residential boundary interface.  

Landscaping to comprise low maintenance, 
drought and frost resistant species Generally, complies.  

 
Part 4.7 Tree Preservation Order 
There are no trees to be removed that are listed under Part 4.7 of the DCP. The site is however 
located in the Mudgee Heritage Conservation Area and therefore tree removal in the conservation 
area requires the development consent of Council.  
 
Part 5.1 Car Parking 
In accordance with Council’s DCP, Section 5.1 – Car Parking, the following car parking is required 
to be provided: 
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DCP requirement Proposed  Compliance 
Tourist and Visitor 
Accommodation: 

• 1 space per unit, plus 
• 2 spaces per 3 

employees if restaurant 
included: 
• 1 space per 7m2 

GFA or 1 space per 
3 seats whichever 
is greater 
(restaurant). 

• 1 space per 4m2 for 
licensed floor area 
including outdoor 
seating or dining. 

 

58 accommodation rooms: 
• 58 car parking spaces 

3 employees: 
• 2 car parking spaces  
Dining Area / Lounge bar area: 
• 49m2 (7 spaces) 
OR  

• 1 space per 3 seats 
whichever is the greater. 

Dining Area and number of seats: 
• 18 seats (6 spaces) 
Lounge / Bar Area and number of 
seats: 
• 5 seats (1.7 spaces) 

 
Total car parking required = 68 
spaces (rounded up) 

Plans show 58 x spaces on-
site, plus 1 space for the 
Motel Manager = 59 onsite 
spaces. 

8 x on-street car parking 
spaces are also shown on the 
Lewis Street Frontage. 

A total of 67 car parking 
spaces are provided to 
support the proposal which 
is a variation of 1.4%. 

This minor variation is 
supported by Councils’ 
Development Engineering 
Department as noted below.  
 
 
 

 
It is important to note that during a Pre-Lodgement Meeting held with Council on 16th March 2022, 
no objection was raised by the Engineering Department to the use of available on-street car 
parking at that time. As such, given that the proposed development requires 68 car parking spaces 
and 67 spaces are provided, it is considered that the 1 space shortfall may be supported from an 
engineering perspective.  
 
Part 5.3 Stormwater Management 
Council’s Development Engineer has provided comments concerning adequate disposal of 
stormwater and this may be a conditional matter.  
 
Part 5.4 Environmental Controls 
All the relevant considerations have been discussed elsewhere in this report or may be dealt with 
through conditions of consent. 
 
Part 6.4 Tourist and Visitor Accommodation 
The proposal generally satisfies the tourist accommodation provisions of the DCP 2013 and all 
services are available to the site, subject to upgrades or extensions of these services.  

Section 7.11 Contributions 

Mid-Western Regional Contributions Plan 2019 
Pursuant to Council’s Contributions Plan 2019, the development is proposing hotel or motel 
accommodation with an estimated value of $7 Million. This requires payment of a contribution to 
Council in accordance with the Contributions Plan and Section 7.12 of the EP&A Act, calculated as 
follows: 

Development Cost S7.12 Levy 
$        7,000,000  $        70,000.00  
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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 
proposed development will require the payment of DC headworks charges calculated by the Water 
and Sewerage Department, as per the 2023/2024 Fees and Charges as follows: 

Water - $9,713 ET/Unit (total of 11.49728 ETs) $111,673.08 
Sewer - $4,434 ET/Unit (total of 14.47728 ETs) $64,192.26 
Total Payable $175,865.34 

 
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 
 
Section 61 – Additional matters that consent authority must consider 
Section 61 requires Council to consider AS2601 when consent is sought for demolition of a 
building. The application includes demolition and compliance with AS2601 would be required to be 
conditioned in the event the application was recommended for approval.  

 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 
As noted within this report, the proposal is not considered appropriate in its current form with 
regards to the surrounding context and setting with the site located in the Mudgee Heritage 
Conservation Area and significant concerns raised in terms of the overall design.  
 
(b) Access, Transport and Traffic 
The implications of additional traffic and suitable access are discussed throughout this report. The 
proposal is generally 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. All footpaths will be retained in this location.  
 
(d) Utilities 
All relevant utilities are available or can be made readily available to the site. 
 
(e) Heritage 
As discussed under clause 5.10 Heritage Conservation assessment of the LEP, the building is 
totally dominant and intrusive in the streetscape of the Mudgee Heritage Conservation Area. The 
massing, wall height, vast roof, and lack of articulation all contribute to this effect.   
 
The applicant has previously been requested to explore retaining the principal parts of the 
contributory items (dwelling frontages and incorporate the infill development accordingly – noting 
this has been undertaken successfully on other sites within Mudgee). This would also require a 
different approach to design. Mudgee has a good number of attractive and welcoming two storey 
hotels which would not be out of scale in a more suburban setting, surrounded by residential 
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dwellings and this could be successfully achieved on the site and improve the overall outcomes of 
the development in this prominent location. 
 
(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 
The vegetation proposed to be removed has been discussed throughout this report. 
 
(k) Waste 
A commercial waste service will be required to support this development. 
 
(l) Energy 
Compliance with the BCA provisions required.  
 
(m) Noise and Vibration 
As noted within this report, an Acoustic Report has been provided albeit limited to the assessment 
of the car park area and impacts on the nearby dwelling.  
 
The applicant states that Council had only requested an assessment of the car park area before 
lodgement of the application. Notwithstanding any prior preliminary communications before the 
formal submission of an application, a full acoustic impact assessment was requested by Councils 
Environmental Health Officer in order to fully assess the impacts of the development on all 
surrounding sensitive receivers. 
 
The applicant has declined to provide the requested information to Council for assessment. As a 
result, it is considered there is insufficient information to undertake a proper assessment of the 
application in terms of noise and vibration generated by the proposal.  
 
(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 
The proposed development will cause a general increase in natural surveillance in this location 
however, the development has not been designed with consideration of all crime prevention 
through environmental design principals. There are no significant access control devices employed 
over the site with a number of locations providing opportunity for concealment, particularly within 
the south eastern corner of the site. Further, no information is provided within the application 
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regarding installation of CCTV or security lighting however, this aspect may be a conditional 
matter.  
 
(q) Social Impact in the Locality 
The proposed land use for hotel or motel accommodation could be considered to have positive 
social impacts with the creation of additional employment opportunities and accommodation 
options for tourists and visitors to the Region. 
 
Conversely, the loss of contributory items to the HCA, and the replacement with buildings totally 
dominant and intrusive in the streetscape of the Mudgee Heritage Conservation Area, will have 
negative social impacts. The town will lose the features that make it unique and a desirable place 
to live – in a very prominent part of town.  
 
(r) Economic Impact in the Locality 
The proposed development is considered to generate a generally positive economic impact, 
providing benefits for local contractors and businesses during construction and operations.  
 
(s) Site Design and Internal Design 
As discussed throughout this report, the complete removal of the two (2) Victorian era dwellings 
and design of the proposed building are the primary concerns with the application. The application 
fails to satisfactorily address the impacts of the development upon the character of the area, the 
streetscape and the HCA of Mudgee despite provided with multiple opportunities to improve the 
development outcomes for the site The proposal is sited in a prominent location and the overall 
design along with the lack of landscaping to soften the development results in an intrusive building 
in an established suburban setting that is also located on the primary through-fare into Mudgee.  
 
(t) Construction 
All construction works must comply with the BCA and noise generating works guidelines. These 
are both considered to be conditional matters.  
 
(u) Cumulative Impacts 
There is significant concern with respect to the cumulative impacts the proposed removal of two (2) 
Victorian era dwellings located in the HCA of Mudgee will have on the established setting, 
character and heritage significance of the area.  
 
The dwellings are sited as a continuation or ‘row’ of dwellings with frontage to Horatio Street which 
positively contributes to the character of the area. The gradual removal of all buildings in order to 
achieve zoning outcomes, that can otherwise be adapted into other forms of development whilst 
preserving elements of the original fabric within this location, is considered to be a significant 
cumulative risk on the overall HCA. 
 
It is also to be made clear that clause 5.10 of the LEP is in place to protect and conserve not only 
heritage listed buildings or places, but also to conserve buildings and trees within the HCA. The 
proposed development has failed to achieve this requirement and the objectives of Clause 5.10 of 
the LEP and is therefore not supported in its current form.  

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

(a) Does the proposal fit in the locality? 
The proposed development is a two (2) storey motel with a significantly dominant and intrusive 
design in the streetscape of the Mudgee HCA that is surrounded by single storey residential homes 
and outbuildings. The massing, wall height, vast roof, and lack of articulation all contribute to this 
effect.  As a result, the current design is not considered to satisfactory fit in the locality.  
 
Furthermore, the applicant has failed to address Council’s request for an acoustic impact 
assessment to consider not only the car park noise of the development, but the operational 
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elements of the proposal. An acoustic fence has only been proposed along the eastern boundary 
to mitigate noise from the car park on the immediately abutting residential dwelling. Consequently, 
there is insufficient information provided to adequately assess this potential impact on all 
surrounding sensitive receivers.  
 
(b) Are the Site Attributes conducive to Development? 
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 14 April 2023. During the notification period, two (2) 
submission/s were received. A summary of the issues raised and a copy of the submissions are 
provided in Attachment 2. 
 
Issue raised Comments: 
Restricted access to existing 
property via Lyons Lane. 

No alterations to Lyons Lane are proposed by the 
development. 

Privacy overlooking rear yard. The proposed two storey development includes external 
privacy screens within the upper storey windows on the 
plans submitted to restrict direct overlooking to residential 
homes. 

Overshadowing of rear yard and 
light reflection at night. 

The plans submitted demonstrate that there will be no 
overshadowing into adjoining private open space areas. 
No details have been provided within the application in 
relation to light reflection or security lighting to support the 
development however, it is considered this matter is 
conditional to ensure impacts do not occur.  

Heritage report is inaccurate and 
states there is no heritage item on 
the site, nor in the immediate 
vicinity. 

Report does not include specific consideration of the 
heritage impacts of the heritage listed item I72 located at 
44 Horatio Street, directly opposite the development site. 
This issue has been considered in the context of the 
overall impacts of the design on the Mudgee HCA and 
removal of the 2 dwellings in the HCA.  

59 Horatio Street should be 
retained housing and consider 
maintaining the façade of the 
building as it adds to the heritage 
feel of the street.  

This issue has been considered in the context of the 
overall impacts of the proposed design on the Mudgee 
HCA and removal of the 2 dwellings in the HCA. It is 
agreed that the façade of the dwellings should be retained 
within the overall design of the development.  

Aspects of the design are not 
sympathetic or fitting with the 
conservation area and potential 
change to the streetscape.  

This issue has been considered in the context of the 
overall impacts of the proposed design on the Mudgee 
HCA and removal of the 2 dwellings in the HCA. It is 
agreed that the development is not sympathetic with the 
HCA and will have a significantly adverse impact on the 
streetscape.  

 
The applicant lodged an amended plan to remove the driveway point directly onto Horatio Street 
and also included an additional internal floor plan to address the commercial kitchen detail 
however, no other design changes externally were made, despite staff recommendation. The 
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modifications were not considered significant with regards to implications on adjoining neighbours 
and re-notification of the proposal was not considered necessary. 
 
(b) Submissions from Public Authorities 
Essential Energy makes the following comments as to potential safety risks arising from the 
proposed development: 

1. Prior to any demolition works commencing, any service line/s to the properties must be 
disconnected. 

2. Satisfactory arrangements must be made with Essential Energy for the provision of power with 
respect to the proposed development. It is the Applicant’s responsibility to make the 
appropriate application with Essential Energy for the supply of electricity to the development, 
which may include the payment of fees, contributions and if required, new designated electrical 
infrastructure, such as a pad mount substation. If it is deemed that designated electrical 
infrastructure is required, then all fees for such infrastructure (which may be substantial) will be 
borne by the Applicant. Refer Essential Energy’s Contestable Works Team for requirements via 
email contestableworks@essentialenergy.com.au. If a substation is proposed within the 
development, minimum separation / clearances and segregation for fire risk from the substation 
to any building, fence, planting, 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 prior to any works being carried, out in this location. Prior approval of the location 
of the proposed substation (and easement) will be required by Essential Energy. 

3. The Applicant will need to engage the services of an Accredited Service Provider to ensure 
adequate provision of power is available to each unit in accordance with NSW Service and 
Installation Rules. A Level 2 Electrician will be able to advise on these requirements and carry 
out the required work to ensure compliance.  

 
Transport for NSW makes the following comments (dated 9 August 2023) based on revised plans 
to remove the direct point of egress onto Horatio Street from the site (HW18): 

• TfNSW has reviewed the information provided and raises no objection to or requirements for 
the proposed development as it is considered there will be no significant impact on the nearby 
classified (State) road network.  

• Appropriate traffic measures are to be in place during construction of the project to minimise 
impacts of construction vehicles on highway traffic efficiency and road safety.  

• Discharged stormwater from the development is not to exceed the capacity of the Horatio 
Street stormwater drainage system. Council must ensure drainage from the site is catered for 
appropriately and advise TfNSW of any adjustments to the existing system that are required 
prior to final approval of the development.  

• Council should ensure the applicant is aware of the potential for road traffic noise to impact 
development on the site, in particular, noise generated by traffic on Horatio Street. In this 
regard, the developer, not TfNSW, is responsible for providing noise attenuation measures in 
accordance with the NSW Road Noise Policy 2011. If the external noise criteria cannot feasibly 
or reasonably be met, TfNSW recommends Council apply internal noise objectives for all 
habitable rooms with windows that comply with the Building Code of Australia.  

• Council should consider the relocation of the existing ‘No Stopping’ sign fronting the Horatio 
Street frontage. It is recommended that it be located further to the east to improve sight 
distances for vehicles exiting Lewis Street.  

• Council should ensure vehicles can concurrently manoeuvre through the northern driveway 
crossing and thus prevent potential queuing through the Horatio Street / Lewis Street 
intersection.  

mailto:contestableworks@essentialenergy.com.au
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The above matters are considered to be conditional in any notice of determination issued by 
Council.  

 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 
conditions. 
 
(b) Technical Services 
Council's Development Engineer has not raised any concerns with the proposal subject to 
conditions. 
 
(c) Heritage Advisor 
As noted within this report, Council’s Heritage Advisor has objected to the proposal and as outlined 
under the Clause 5.10 assessment of the LEP, does not support the design of the development in 
its current form. No conditions have therefore been recommended.   
 
(c) Environmental Health  
As noted within this report, Council’s Environmental Health Officer requested a full Acoustic Impact 
Assessment to address all operational elements of the development and potential impacts to 
surrounding sensitive receivers (not solely noise from the car park area). The applicant declined to 
provide this information and therefore an objection to the development has been raised by 
Environmental Health as there is deemed to be inadequate information in order to properly assess 
the proposal. No conditions have therefore been recommended.   
 
Community Plan implications 
Theme Protecting Our Natural Environment 
Goal Protect and enhance our natural environment 
Strategy Ensure land use planning and management enhances and protects biodiversity and 

natural heritage 
 
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 & Assessment Regulation 2021 
Mid-Western Regional Local Environmental Plan 2012 
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Financial implications 
As a result of the recommendation of refusal, there is a loss of developer contributions payable in 
accordance with the Mid-Western Regional Contributions Plan 2019 and Developer Servicing 
Plans 2008. There are also future financial implications in the event the decision of refusal is 
appealed.  
 
Associated Risks 
As a result of the recommendation of refusal, the applicant may seek a further review of this 
decision or appeal through the Land & Environment Court. 
 
 
 

KAYLA ROBSON 
PLANNING COORDINATOR 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

27 October 2023 
 
Attachments: 1. Attachment 1 - Development Plans and Supporting Application Information. 

(separately attached)   
2. Attachment 2 - Public Submissions. (separately attached)    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.2 DA0333/2023 - Alterations to Existing Caravan Park - Mudgee 
Valley Tourist Park 8 Bell Street MUDGEE 

REPORT BY THE TOWN PLANNER  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, DA0333/2023 

    
RECOMMENDATION 
 
That Council: 
 
A. receive the report by the Town Planner on the DA0333/2023 - Alterations to 

Existing Caravan Park - Mudgee Valley Tourist Park 8 Bell Street, Mudgee; and 

B. approve DA0333/2023 - Alterations to Existing Caravan Park - Mudgee Valley 
Tourist Park 8 Bell Street, Mudgee subject to the following conditions and 
statement of reasons: 

CONDITIONS 
APPROVED PLANS AND DOCUMENTS  
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. Any 
alterations to the approved development will require the lodgement of a 
Modification Application in accordance with the Environmental Planning and 
Assessment Act. 

Title / Name: Drawing No / 
Document Ref 

Revision
 / Issue: 

Date Prepared 
by: 

Site Layout Plan Set 
– Overall Site Plan, 
Site Layout A-O  

Ref.0011_Mudgee, 
Pages 1 – 16  

L 25/10/23 Pieman 
Design  

Concept Stormwater 
Management Plan 

TX17104.00, C4.00 B 19/09/23 Triaxial 
Consulting  

Flood Impact 
Assessment Report  

TX17104.00-01 Revision 
1 

19/09/23 Triaxial 
Consulting 

 
2. For clarity, this development consent provides approval for alterations to the 

existing caravan park, only.  
Note – The development is to be completed as part of the long-term re-
development of the site (which may be constructed in stages) and the long-term 
sites are progressively modified to short term sites in accordance with this 
consent.  

GENERAL 
3. The caravan park and camping ground must be designed, constructed, 

maintained and operated in accordance with the relevant requirements of 
Subdivisions 1-8 of Division 3 of the Local Government (Manufactured Homes 
Estates, Caravan Parks and Camping Grounds and Moveable Dwellings) 
Regulation 2021.  
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4. An Approval to Operate the Caravan Park is to be obtained prior to the 
installation of any manufactured homes. 

5. All manufactured homes proposed to be located within the caravan park must 
comply with the provisions of Division 4 of the Local Government (Manufactured 
Homes Estates, Caravan Parks, Camping Grounds and Moveable Dwellings) 
Regulation 2021. 

Community Map  
6. A community map is to be prepared with the number, size and location of all 

sites (nominating long / short term sites) as well as nominated parking spaces. In 
order to ascertain that all existing and proposed buildings and cabins are 
located within the specified individual site boundaries, a scaled community map 
consistent with the layout approved under this consent is to be developed and 
submitted to Mid-Western Regional Council. 
The community map is to accurately identify: 

• Access roads; 
• Community amenities and buildings; 
• The number, size, location and dimensions of all dwelling and camping 

sites totalling 138 within the development. Note – Minimum site areas are to 
comply the Local Government (Manufactured Homes Estates, Caravan 
Parks and Camping Grounds and Moveable Dwellings) Regulation 2021, 
'the Regulation'; 

• Location of all off-street parking for visitors and each dwelling or camp site; 
• All sites will need to be identified by way of site numbers; and 
• All sites are to have boundaries clearly delineated by way of permanent 

markers. 

7. Lighting is to be designed to not impact on adjoining development and to be in 
accordance with the Australian and New Zealand Lighting Standards, this 
includes Australian and New Zealand Lighting Standard 1158.1 – Pedestrian. 

Limit on short term sites (3 month) 
8. The caravan park or camping ground must be designed, constructed, maintained 

and operated in accordance with the relevant requirements of Subdivisions 1-8 
of Division 3 of the Regulation. Specifically, A person must not be permitted to 
stay in a moveable dwelling that occupies a short-term site or camp site for: 

(a) a total of more than 150 days in any 12-month period, unless the 
moveable vehicle is a holiday van and the person is the owner of that 
holiday van, 

(b) The owner of a holiday van that occupies a short-term site or camp site 
must not be permitted to stay in the holiday van for a total of more than 
180 days in any 12-month period, 

(c) A person must not be permitted to stay in a moveable dwelling in a 
primitive camping ground for a total of more than 50 days in any 12-month 
period, 

(d) This clause does not apply to the operation of a caravan park or camping 
ground for a period of not more than 6 weeks if the caravan park or 
camping ground is being operated solely in connection with the use of the 
land for a sporting, recreational or cultural event. 
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(e) Subclauses (b), (c) and (d) do not apply to a resident owner, manager, 
operator or caretaker of the caravan park or camping ground. 

Dwelling sites 68-79 
9. To ensure reasonable privacy, any new cabins installed on dwelling sites 68-79 

shall have a minimum window sill height of 1.5m above the finished floor level on 
the southern elevation. Alternatively, the window(s) may be to a lower height 
with obscure glazing.  

Dwelling sites 1-7 
10. New cabins installed on dwelling sites 1-7 (excluding proposed accessible 

cabins) must be oriented toward Bell Street with the main entrance to each cabin 
fronting Bell Street. Dwelling designs for sites 1-7 are to be submitted to Council 
for endorsement prior to installation. It is recommended that each design include 
the following:  

• Main entrance to front Bell Street. 
• Windows to front Bell Street.  
• Articulation in the form of decks, patios and awnings be included. 
• Additional landscaping to be provided for accessible cabins.  

Flooding 
11. Prior to the installation of a manufactured home or associated structure on flood 

liable land, approval of Council (via a section 68 Approval) will be required.  

12. All finished floor levels of the site buildings are to be 500mm above the 1 in 100-
year flood level.  

13. The development is to comply with Part 5.2 of the DCP, specifically the 
requirements contained under Appendix A for Tourist Related Development 
which includes but not limited to: 

• Floor levels are to be equal to or greater than the 100-year ARI plus 
freeboard. 

• All structures have flood compatible materials below the 100-year flood 
level. 

• Applicant to demonstrate that any structure can withstand the forces of 
floodwater, debris and buoyancy up to an including the 100-year flood 
level plus freeboard. 

• The impact of the development on flooding elsewhere to be considered. 
• Reliable access for pedestrians and vehicles is required during a 100-year 

flood. 
• Flood plan required where floor levels are below the design floor level. 
• Applicant to demonstrate that area is available to store goods above the 

100-year flood level plus freeboard. 
• No external storage of materials below the design flood level which may 

cause pollution or be potentially hazardous during any flood. 
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Building materials for amenity building  
14. The amenities building may be constructed of Colourbond cladding. Details of 

the proposed design shall be submitted to Council for endorsement prior to 
construction.    

Disabled bathroom  
15. Two (2) disabled unisex facilities are to be provided in accordance with the 

Regulation.  

Trade Waste Agreement  
16. Prior to the commencement of works, a trade waste agreement shall be 

submitted and approved for the proposed development (car wash). Please 
contact Council's Water and Sewer Department for more information.  

Detailed Landscape Plan  
17. Prior to the commencement of works, a detailed landscape plan is to be prepared 

and submitted to Council for approval. The plan is to demonstrate compliance 
with the following: 

(i) The landscape plan is to incorporate screen planting and fencing in the 
following locations: 

• Bell Street frontage. 
• Between the New Shop, Lot 8 and the rear boundary. 
• Between the New Shop and Lot 8. 
• Between the camp kitchen and Lot 38. 
• The new amenities building and Lot 28. 
• The new amenities building and adjoining lots 48 and 49.  
• Between the car wash, playground and adjoining dwelling sites. 

(ii) The landscape plan is to include a plant schedule. 
(iii) Landscaped areas are to incorporate stormwater management devices 

and Water Sensitive Urban Design principles.  

Access – Temporary caravan spaces  
18. The vehicular entry and exits to the site are to have a minimum carriageway 

width of 7 metres. The two (2) caravan parking spaces nominated on the site plan 
are to be temporary for ‘check in’ and ‘check out’ purposes only. 

19. This development consent does not include approval for any signage for the 
approved development. A separate Development Consent or Complying 
Development Certificate may be required for signage, if the signage is not 
exempt development. 

20. 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. 
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21. Notwithstanding the approved plans all structures are to be located clear of any 
easements and/or 1.5 metres from any water and sewer mains in accordance 
with Council Policy.  
No works involving cut or fill is permitted within a registered easement or within 
1.5m the water or sewer infrastructure.  

22. In accordance with Council’s Development Control Plan, Council does not permit 
the following types of development over an existing sewer main or easement for 
sewer/stormwater drainage; 

• Erection of permanent structures, 
• Cut or fill of land, 
• The planting of trees, or 
• Concrete structures 

Footing design must ensure that footing extended below the zone of influence to 
ensure that no load is placed on existing infrastructure. 

23. 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. 

24. Any damage which is caused to Council's infrastructure as a result of the 
proposed development must be repaired immediately to Council's satisfaction 
and at no cost to Council. 

25. Costs associated with all development works including any necessary alteration, 
relocation of services, public utility mains or installations must be met by the 
developer. The developer is responsible to accurately locate all existing services 
before any development works commence to satisfy this condition. 

26. All stormwater runoff from roof and developed surfaces is to be controlled and 
the methods of disposal of excess stormwater including overflow from tanks 
must also include adequate provision for the prevention of erosion and scouring 
with suitable energy dissipation structures.  

27. 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. 

28. 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. 

29. Where required, all private sanitary drainage and water supply works which 
require Council’s permit and private stormwater drainage works must be carried 
out in strict accordance with AS/NZS 3500, Plumbing and Drainage Act 2002 and 
Plumbing and Drainage Regulations to the complete satisfaction of the Plumbing 
and Drainage Inspector. 
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30. The Applicant must ensure that the development does not cause any water 
pollution, as defined under Section 120 of the Protection of the Environment 
Operations Act 1997. 

31. A minimum of seven (7) visitor car parking spaces, including (1) space per short 
term site is to be provided. Car Parking spaces within the site of the 
development must 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;  

c) All car parking spaces are to be line-marked and provided with an all-
weather surface treatment and must be maintained in a satisfactory 
condition at all times; and 

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

PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE 
32. Prior to the issue of a Construction Certificate for any building works not 

covered by a Section 68 Activity Approval, 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. 

PRIOR TO COMMENCEMENT OF WORKS 
33. Building works are not to commence until such time as a Construction 

Certificate for all works not covered by a Section 68 Activity Approval has been 
obtained and the appointment of a Principal Certifier. 

34. Prior to the commencement of works the development plans shall be modified as 
follows: 

a) The carwash is to be relocated to achieve a minimum 3m setback to the 
caravan parks rear boundary. It must further achieve a minimum 5m 
setback to adjacent dwelling sites.  

b) The new amenities building is to achieve 5m separation to adjoining 
dwelling sites 48 and 49. This may require deletion or relocation of 
adjoining dwelling sites.  

c) The playground adjoining Lot 40 is to achieve a 5m setback to adjoining 
dwelling sites. This may require the deletion of the playground.  

Amended plans or documentation demonstrating compliance shall be provided 
to Council and the certifier for endorsement prior to the commencement of 
works.  
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35. A detailed engineering design is to be submitted to and approved by the Certifier 
(i.e. Council or a private Certifier) prior to the commencement of works. The 
engineering design is to comply with Council’s Development Control Plan and 
the Standards referenced within Appendix B and D.  
Detailed plans shall be provided for the following civil works: 

a) 6m wide sealed access roads with concrete kerb and gutter / dish drains 
(except the northern camp site access road which is to be a permeable 
pavement). 

b) Piped drainage, as required. 
c) Grassed swales and level spreaders / sills at all outlets. 
d) Car parking and manoeuvring areas (1 car parking space per site). 
e) Servicing. 
f) Earthworks as required. 

36. 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 commencement of 
works. The drainage report and design must comply with the following 
requirements: 

a) Drainage design must be accompanied by fully detailed runoff 
calculations 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 design must ensure that no concentrated 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.  

d) All new northern camping sites are to be grassed only with no increase in 
hard stand area. 

e) The new access road serving the northern campsites is to be constructed 
with a permeable surface treatment. The new road is to be constructed at 
the current natural surface level so as not to cause ponding or 
concentration of flows.  

f) Any existing or proposed stormwater outlets on the northern portion of 
the site shall be reconstructed / constructed as level spreaders or sills to 
ensure any discharged stormwater is in the form of sheet flow and not 
concentrated to a single point. Level spreaders and sills must be 
constructed from long lasting materials such and concrete or rock. The 
use of earthen berms is not considered appropriate. 

37. Engineering design plans for any road works, including pavement and wearing 
surface investigation and design, are to be submitted to and approved by the 
Certifier (i.e. Council or a private Certifier). 

38. Details of the access upgrade, internal driveway and car parking spaces are to 
be submitted to and approved by the Certifier (i.e. Council or a private Certifier), 
prior to the commencement of works. 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. 
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39. Prior to commencement of works, an application under Section 68 of the Local 
Government Act for all plumbing, drainage and water supply works shall be 
submitted to and approved by Council. 

40. Prior to the commencement of work, the operator of the caravan park is to 
submit a Plan of Management (PoM) which clearly details the operational aspects 
of the caravan park. 

41. 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 the 
commencement of works.  
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 $1,644,011.83, it is estimated 
the contribution amount will be $16,440.12.  
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. 

 
42. Prior to the commencement of works, run-off and erosion controls must be 

implemented to prevent soil erosion, water pollution or the discharge of lose 
sediment onto surrounding land by: 

a) diverting uncontaminated run-off around cleared or disturbed areas, and 
b) erecting a silt fence and providing any other necessary sediment control 

measures that will prevent debris escaping into drainage systems, 
waterways or adjoining properties, and  

c) preventing the tracking of sediment by vehicles onto road, and  
d) stockpiling of top soil, excavated materials, construction and landscaping 

supplies and debris within the lot.  

43. An Erosion and Sediment Control Plan is to be submitted to an approved by the 
Certifier (i.e. Council or a private Certifier) prior to the commencement of works. 
the Erosion and Sediment Control Plan for the development is to be prepared 
and implemented in accordance with the LANDCOM guidelines and 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. 

http://www.midwestern.nsw.gov.au/
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44. 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. 

45. 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.  

DURING WORKS 
46. 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. 

47. 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. 

48. While building work is being carried out in accordance with this consent and the 
relevant construction certificate, the work must not continue after each critical 
stage inspection unless the principal certifier is satisfied the work may proceed. 

49. 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. 

50. The strength of the concrete used for a reinforced concrete floor slab must be a 
minimum 25Mpa. 

51. All building work is to comply with the requirements of the Access to Premises 
Standard.  

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

53. All stormwater is to discharge a minimum 3m form the building and disposed of 
in such a way as to not adversely affect the adjoining properties.  

54. The building is to be set out by a registered surveyor in the position approved by 
Council. A copy of the survey report indicating the position of the building as 
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approved, and wholly contained within the subject lot, is to be submitted to the 
Principal Certifier prior to pouring concrete for the footings or floor slab. 

55. Dwelling sites are not to extend greater than 90m from the nearest hydrant. 

56. A compliance plate is to be attached to each accessible part of the manufactured 
homes. 

57. A notice of the completion of each manufactured home is to be provided to 
Council after the installation of each manufactured home. 

58. All sullage points provided to short term/serviced sites are to comply with 
AS3500.2 section 3.17.2 'Connection Points for short term sites'. The works are 
to be carried out by a licensed plumber who is to submit appropriate paperwork 
to Council before and after completing the work.  

59. All access roads must be adequately lit between sunset and sunrise. 

60. No trees on public property (footpaths, roads, reserves etc.) shall be removed or 
damaged during works. 

61. 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. 

62. 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.  

63. 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. Heritage NSW, 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. 

64. In the event of any Aboriginal archaeological material being discovered during 
earthmoving/construction works, all work in that area shall cease immediately 
and Heritage NSW notified of the discovery as soon as practicable. Work shall 
only recommence upon the authorisation of Heritage NSW. 

65. Stormwater drainage is to comply with the Mid-Western Regional Council 
Development Control Plan 2013 and the standards referenced in Appendix B & D. 

66. The developer is to provide separate water and sewer reticulation services to 
each dwelling site within the caravan park. 

67. 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 
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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). 

 
68. 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). 

69. 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. 

PRIOR TO ISSUE OF CERTIFICATE/S OF COMPLETION OR OCCUPATION  

70. All moveable dwellings shall be installed in accordance with the approved 
structural engineer’s specifications. 

71. Prior to the occupation of a new building, or occupation or use of an altered 
portion of, or an extension to an existing building covered under a Construction 
Certificate, an Occupation Certificate is to be obtained from the Principal 
Certifier appointed for the erection of the building.  

72. Prior to occupation or the issue of the Occupation Certificate for all buildings 
covered under a Construction 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. 

mailto:council@midwestern.nsw.gov.au
mailto:council@midwestern.nsw.gov.au
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73. The holder of an approval to operate a caravan park must give Council written 
notice of the installation of a moveable dwelling within 7 days after completion of 
the installation, where relevant. The notice must include: 

a) The site identifier of the site on which the structure has been installed; 
b) The particulars contained in each compliance plate attached to the 

dwelling; 
c) A copy of the engineer’s certificate; and 
d) A fully dimensioned diagram of the site on which the structure is installed, 

sufficient to indicate compliance with Part 3 of the Local Government 
(Manufactured Home Estates, Caravan Parks, Camping Grounds and 
Moveable Dwellings) Regulation 2021. 

74. A final inspection of all plumbing and drainage work is to be to be conducted by 
Council. A notice of Completion form is to be submitted to Council by a licensed 
plumber as well as a certificate of compliance for all plumbing and drainage 
works.  

PRIOR TO ISSUE OF AN A SECTION 68 APPROVAL TO OPERATE AS A CARAVAN PARK 
AND CAMPING GROUND 
75. Prior to release of the approval to Operate a Caravan Park or Camping Ground, 

approval pursuant to Section 68 of the Local Government Act, 1993 for Sanitary 
Plumbing and Drainage is to be obtained from Mid-Western Regional Council.   

76. Prior to issue of an Approval to Operate, a final inspection of the new sites are to 
be conducted by Council. All site numbers, sizes and locations must be 
specified by reference to a community map that demonstrates compliance with 
Part 3 of the Local Government (Manufactured Home Estates, Caravan Parks, 
Camping Grounds and Moveable Dwellings) Regulation 2021. 

PRIOR TO OPERATION OR USE OF THE CARAVAN PARK OR CAMPING GROUND  
77. A final inspection of all plumbing and drainage work is to be arranged and is to 

be conducted by Council prior to the Operation or Use of the Camping Ground. A 
notice of Completion form is to be submitted to Council by a licensed plumber. 

78. Prior to the occupation of a moveable dwelling, a Certificate of Completion is to 
be obtained from Council for the installation of the moveable dwelling.  

79. Approval to Operate a Caravan Park or Camping Ground pursuant to Part F, 
Section 68 of the Local Government Act 1993 is required prior to Operation or 
Use of the Caravan Park or Camping Ground. 
An application shall be lodged via the NSW Planning Portal and be supported by 
plans, specifications, details or the like demonstrating compliance with Division 
3, Subdivisions 1 to 8, of the Local Government (Manufactured Home Estates, 
Caravan Parks, Camping Grounds and Moveable Dwellings) Regulation 2021.  

80. The following certificates of compliance are to be submitted prior to the 
Operation or Use of the Camping Ground; 
• All plumbing and drainage works  
• Fire Hydrant System by an Accredited Practitioner (Fire Safety) pursuant to 

Section 127 of the Local Government (Manufactured Home Estates, Caravan 
Parks, Camping Grounds and Moveable Dwellings) Regulation 2021 and 
Australian Standard AS2419.1-2005.  
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• Fire Hose Reels by an Accredited Practitioner (Fire Safety) pursuant to 
Section 128 of the Local Government (Manufactured Home Estates, Caravan 
Parks, Camping Grounds and Moveable Dwellings) Regulation 2021 and 
Australian Standard AS2441-2005.  

81. 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.  

82. All landscape works are to be undertaken in accordance with the approved 
landscape plan and conditions of this development consent. 

83. Prior to commencement of use / occupation, all approved car parking and 
associated driveway works are to be completed.  

84. Prior to use of the development / occupation, 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. 

85. Prior to use of the development / occupation, roof water from the building and 
any rainwater tank overflow shall be piped clear of the building, without creating 
any nuisance on the property or to adjoining properties. 

86. The applicant shall prepare a flood emergency evacuation and management plan 
for the proposed development. The plan should advise occupants of flood 
evacuation procedures and emergency contact telephone numbers. The 
management plan should avoid the use of the facility during periods of flood 
emergency or when flood warnings are issued. The applicant should contact 
Council and the State Emergency Service for advice in the preparation of the 
management plan. 

The evacuation procedures should be permanently fixed to the building(s) in a 
prominent location and kept up to date at all times. 

The management plan shall be submitted to and approved by Mid-Western 
Regional Council prior to the use / occupation of the development. 

ONGOING USE 
87. 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. 

88. The loading and unloading of all vehicles and equipment must be done entirely 
within the property boundary. 

89. 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. 

90. A copy of the community map must be displayed in a prominent position in the 
caravan park or camping ground at all times.  
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91. All line-marking for the on-site car parking spaces and footpath areas are to be 
maintained in a visible condition, at all times.  

92. 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. 

93. Garbage areas are to be adequately screened from public view with an opaque 
fence and/or adequate landscaping. All waste must be secured in enclosed 
containers. 

94. The use and activities within or associated with the operation of the community 
buildings and recreational facilities must not unreasonably interfere with the 
amenity of the neighbourhood by reason of emission of noise and shall not give 
rise to an ‘offensive noise” as defined under the provisions of the Protection of 
the Environmental Operations Act 1997. Noisy activities audible at any adjacent 
residential premises must not occur between the hours 10.00pm to 7.00am. 

95. 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. 

96. Any lighting used on the site in connection with the development is to comply 
with AS 4282 – Control of the obtrusive effects of Outdoor lighting. The applicant 
must minimise off-site lighting impacts arising from the development and any 
external lighting is installed as low intensity lighting except where required for 
safety or emergency purposes. 

97. The development is to be maintained in a clean and tidy manner, at all times. 

98. Waste service collection must be provided by a commercial waste service 
contractor. 

99. 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. 

100. Landscaping shall be maintained in accordance with the approved landscape 
plan for the life of the development. If any of the vegetation comprising the 
approved landscaping dies or is removed, it must be replaced with vegetation of 
the same species and the same maturity, as the vegetation that died or was 
removed. 

101. No waste water, chemicals or other substances harmful to the environment shall 
be permitted to discharge to the waterway that runs through the site, or to 
Council’s stormwater system. 

ESSENTIAL ENERGY ADVISORY NOTES 
• 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;  
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• 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);  

• 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. 

COUNCIL ADVISORY NOTES 
1. In the event that there are non-compliances with the Regulations 2021 identified 

as part of the Section 68 Activity Approval Application, concurrence of the 
Department of Planning and Environment may be required in accordance with 
Section 82(3) of the Local Government Act 1993. 

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".  

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. 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 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.  

5. 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).  

6. To ascertain the extent to which the consent is liable to lapse, refer to Section 
4.53 of the EP&A Act. 

STATEMENT OF REASONS 
The determination decision was reached for the following reasons: 
1. The proposed development complies with the requirements of the applicable 

environmental planning instruments, Mid-Western Regional Development 
Control Plan 2013 and Council Policies. 
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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: 

• The provision of a revised stormwater concept plan and recommended 
conditions of consent to manage stormwater impacts.  

• Conditions of consent have been imposed in relation to the management 
of any potential offensive noise and amenity impact. 

• The provision of fencing and the requirement for additional window 
treatment to cabins have been included as conditions of consent.  

 

Executive summary 

OWNER/S Mid-Western Regional Council  

APPLICANT: Daniel Newman (Manager Major Projects – Mid 
Western Regional Council) 

PROPERTY DESCRIPTION 8 Bell Street, Mudgee   

PROPOSED DEVELOPMENT Alterations to existing caravan park  

ESTIMATED COST OF DEVELOPMENT: $1,644,011.83 

REASON FOR REPORTING TO COUNCIL: Determination of a development application 
where Council is the owner or manager of the 
land and the construction value exceeds 
$150,000. 

PUBLIC SUBMISSIONS: Two (2) Submissions  
 
Council is in receipt of a Development Application DA0333/2023 that seeks approval for alterations 
to an existing caravan park located at Mudgee Valley Tourist Park, 8 Bell Street, Mudgee, legally 
described as Lot 22 DP 585777.  
 
The subject land is zoned SP3 Tourist and contains an existing caravan park. This caravan park 
was originally approved in 1976 and later underwent a major extension in 1981. The caravan park 
currently operates at a much lower capacity than its existing approval to operate. The purpose of 
this application is to upgrade the existing caravan park and its facilities, and to provide a long-term 
master plan which reflects the ultimate development outcome for the site.  
 
The application was notified, in accordance with Mid-Western Regional Community Participation 
Plan 2019, for a period of 14 days, ending 8 May 2023. During the notification period, 2 
submissions were received. 
 
The submissions raised noise, privacy, stormwater and the adjoining watercourse as key areas of 
concern. These matters are discussed in detail in the body of the report.  
 
In summary, the proposed development has been assessed against the Local Government 
(Manufactured Home Estates, Caravan Parks, Camping Grounds and Moveable Dwellings) 
Regulation 2021, Mid-Western Regional Local Environmental Plan 2012, Councils Development 
Control Plan (DCP) 2013 and has considered all referral responses and community submissions. 
The proposed development is generally consistent with Council’s planning controls.  
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The application has been referred to Council for consideration as it exceeds staff’s Delegation of 
Authority, in that it is the determination of a development application where Council is the owner or 
manager of the land and the construction value exceeds $150,000. 
 
The application is recommended for approval subject to conditions.  
 
Disclosure of Interest 
Nil  
 
Detailed report 
Development Application DA0333/2023 that seeks approval for alterations and additions to an 
existing caravan park located at Mudgee Valley Tourist Park, 8 Bell Street, Mudgee, legally 
described as Lot 22 DP 585777. 
 
The subject land is zoned SP3 Tourist and contains an existing caravan park. This caravan park 
was originally approved in 1976 and later underwent a major extension in 1981 for an additional 70 
sites and amenities building. The most recently issued approval to operate acknowledges 80 long-
term sites, 44 short-term sites and 40 camping sites (total 164 sites). 
 
The caravan park currently operates at a much lower capacity than the approval to operate, with 
57 long-term sites, 30 short-term sites and no camping sites currently on site. The existing caravan 
park contains a mix of caravan sites, short-term tourist sites, long-term sites and some sites that 
are privately leased for permanent accommodation. There is also two amenity buildings, a pool, a 
playground, a manager’s residence and maintenance sheds.  
 
Subject Site  
The subject site is a 4.04ha site located approximately 1.8km west of the Mudgee Town Centre. 
The site has a 164.81m frontage to Bell Street. A small portion of the north-eastern corner of the 
site also has frontage to the Castlereagh Highway. The site is located on the urban peripheral on 
the interface with rural zoned land. The area is characterised by existing and new low-density 
residential development which transitions into rural land.  
 
Directly to the south is the newly constructed dwellings on Saleyards Lane, to the east is existing 
low-density residential development, and to the north and east is rural zoned land in private 
ownership. The land to the north-west of the site is impacted by flooding. This has been a key 
consideration for the development, and it has been discussed in detail as part of this assessment.   
 
Figure 1 shows an aerial image of the subject site and its immediate surrounding area. 
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Figure 1: Current site location map  
 
Background History 
 
Existing Development and Background History  
The existing caravan park has approval under DA.0133/1976. The site later underwent a major 
extension under DA.104/12-80 for 70 new serviced sites and an additional amenities block. This is 
the last known major development consent for the site.  
 
The approval to operate (ATO) issued on the 26th July 2019 acknowledges: 

o 80 long term sites 
o 44 short term sites 
o 40 camp sites 

 
The caravan park currently operates at a much lower capacity than the approval to operate.  
 
Specifically, the subject site currently contains the following: 

• 57 long-term sites  
• 30 short term sites  
• 9 caravan sites  
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• 2 amenities buildings  
• A pool and a playground 
• A manager’s residence and 
• Maintenance sheds  

 
Figure 2 is an extract of the approved site layout under DA.104/12-80 
 

 
Figure 2: Approved site layout – DA.104/12-80 
 
Proposed Development  
The proposed development seeks to undertake progressive alterations and additions to upgrade 
the existing caravan park.  Specifically, the proposed development consists of the following:  

• 138 sites (progressively altering existing long-term sites to short term sites) consisting of: 
o 9 caravan sites 
o 103 dwelling sites 
o 26 camp sites  

• Rectification of existing anomalies in the approved road and lot layout.  
• Demolition of existing relocatable homes (over time) where there are anomalies with the 

proposed lot layout and construction of new relocatable homes in compliance with current 
standards.  

• The construction of new internal roads providing access to new cabin sites and the 
proposed camping area.  

• Demolition of an existing dwelling adjoining the site office, identification of a location for a 
new shop and provision of 7 new visitor parking spaces.  

• The provision of new cabin and camping sites.  
• The demolition of an existing amenities block (to be realigned and reconstructed).  
• The relocation of an existing playground.  
• Upgrading of infrastructure, including water, sewer, power, stormwater and fire services.  
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• The provision of a new car wash facility.  
 
The existing caravan park contains a mix of caravan sites, short-term sites, long-term sites and 
some sites that are privately leased for permanent accommodation. The intention is to transition 
the site toward short term sites and to upgrade the park to be compliant with the required current 
standards. In this regard, approval sought is for the ultimate development outcome (in terms of 
layout and sites). 
 
The applicant has advised that they intend to make the transition over a period of time and that 
upgrading of the caravan park may potentially take up to 30 years to complete. Figure 3 provides 
an extract of the site layout.   
 

 
Figure 3: Proposed Site Plan  
 

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). 
It is acknowledged that the north-western portion of the site contains a watercourse. This 
watercourse runs parallel to the western boundary and carries catchment flows from the upper 
south Mudgee catchment. The proposed development seeks to undertake works in proximity to 
this watercourse. Ordinarily any development within 40m of a watercourse would be considered 
“nominated integrated development” requiring concurrence and a Controlled Activity Approval 
(CAA) from the Natural Resources Access Regulator (NRAR). However, in this instance, Clause 
41 of the Water Management Regulation 2018, provides an exemption to public authorities from 
the need to obtain a CAA.  
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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 the removal of vegetation. Therefore, no further 
consideration of the SEPP is considered necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (BUILDING SUSTAINABILITY INDEX: BASIX) 
2004 
The proposal does not involve development that requires the issue of BASIX certificate for the 
building. Therefore, no further consideration of this SEPP is considered necessary.   

STATE ENVIRONMENTAL PLANNING POLICY (EXEMPT AND COMPLYING 
DEVELOPMENT CODES) 2008 
The proposed development is not impacted by any requirements of this Policy. Therefore, no 
further consideration of this SEPP is considered necessary.   

STATE ENVIRONMENTAL PLANNING POLICY (EXEMPT AND COMPLYING 
DEVELOPMENT CODES) 2008 
The proposed development is not impacted by any requirements of this Policy. Therefore, no 
further consideration of this SEPP is considered necessary.   

STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 
The proposed development involves a ‘Caravan Park’ and therefore Part 9 of SEPP Housing 
applies.  
 
A caravan park is defined under the SEPP as:  
caravan park means land (including a camping ground) on which caravans (or caravans and 
other moveable dwellings) are, or are to be, installed or placed.    
 
131   Development consent required for caravan parks 
 
Pursuant to Clause 131 of the SEPP:  
(1) Development for the purposes of a caravan park may be carried out only with the 

development consent of the Council.  
 
Comment: Complies. The existing caravan park has obtained development consent. Consent is 
sought for alterations and additions to the existing caravan park and for a campground. The 
number of sites is generally consistent with the previously issued approval to operate.  
 
(2) Before granting development consent to the use of land for the purposes of a caravan park, 

a Council must determine—  

a) the number of sites (if any) within that land that the Council considers are suitable for 
long-term residence, within the  

b) the number of sites (if any) within that land that the Council considers are not suitable for 
long-term residence, but are suitable for short-term residence, within the meaning of that 
Regulation.  

https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0722
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2004-0396
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2004-0396
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2008-0572
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2008-0572
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2008-0572
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2008-0572
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0723
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Comment: The site currently has 57 long term sites and 39 short term sites. The development 
is to be completed as part of the long-term re-development of the site to reduce long term sites 
and transition the site toward short term sites. The total number of sites will be on the future 
community map. 
 
(3) A Council must not grant development consent to the use of land for the purposes of a 

caravan park unless it imposes as a condition of that consent a condition specifying the 
maximum number of sites (if any) within that land that may be used for long-term residence.  
 

Comment: A condition of consent will be imposed in relation to the type and maximum number 
of sites approved. It is noted that the applicant is transitioning toward short term sites only and 
does not intend to have any long-term sites. 
  
(4) The holder of an approval under Part 1 of Chapter 7 of the Local Government Act 1993 to 

operate a caravan park or camping ground on land must not, without the development 
consent of the Council, allow a person to occupy a site within that land—  

a) for a continuous period of more than 3 months, except as provided by paragraph (b), or  
b) for a continuous period longer than the period (if any) for which the person is allowed to 

be accommodated within the land by an extension that has been granted under clause 
19(6) of the Local Government (Caravan Parks and Camping Grounds) Transitional 
Regulation 1993, if such a use of that site was not lawful under the Environmental 
Planning and Assessment Act 1979 when this Part commenced.  
 

Comment: The applicant is not seeking approval for any long-term accommodation sites. 
Existing long terms sites approved under the previous consent and ATO will be progressively 
altered to short terms sites. A condition of consent is recommended to ensure compliance with 
the maximum time period prescribed for short term accommodation. 
 
(4A) Except as provided by subsection (4), nothing in this Part or any other environmental 
planning instrument requires separate development consent to be obtained for the installation or 
placement of a moveable dwelling on land on which development for the purposes of a caravan 
park is being lawfully carried out.  
 
Comment: Noted.  
 
(5) This section does not apply to any land that is authorised to be used for the purposes of a 

manufactured home estate by a development consent granted pursuant to Chapter 3, Part 8 
or dedicated or reserved under the National Parks and Wildlife Act 1974.  

 
Comment: Not Applicable.  
 
133 Matters to be considered by Councils  
 
A Council may grant a development consent required by this Part only after it has considered 
the following—  

a) whether, because of its location or character, the land concerned is particularly suitable 
for use as a caravan park for tourists or for long-term residence,  

b) whether there is adequate provision for tourist accommodation in the locality of that land, 
and whether existing or potential tourist accommodation will be displaced by the use of 
sites for long-term residence,  

c) whether there is adequate low-cost housing, or land available for low-cost housing, in 
that locality,  
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d) whether necessary community facilities and services are available within the caravan 
park to which the development application relates or in the locality (or both), and whether 
those facilities and services are reasonably accessible to the occupants of the caravan 
park,  

e) any relevant guidelines issued by the Director, and  
f) the provisions of the Local Government (Caravan Parks and Camping Grounds) 

Transitional Regulation 1993.  
 
Comment: The subject land is an existing approved caravan park (and is zoned appropriately 
for this use) that contain a mix of short-term tourist sites and long-term sites for permanent 
residents. It is the intention to phase out the long-term sites to support tourist and visitor needs. 
The proposed alterations and additions seeks to incorporate additional community facilities and 
to upgrade the existing infrastructure to meet the needs of existing and future occupants. The 
current Local Government Regulations are addressed in this report.  

STATE ENVIRONMENTAL PLANNING POLICY (RESILIENCE AND HAZARDS) 2021 
Pursuant to section 4.6(2) of the Policy, no preliminary contamination report is required. The site 
currently operates as a caravan park A site inspection and a search of Council’s records did not 
reveal any potentially historic contaminating activities upon the site, with the current use being 
for residential accommodation. The change of use relates to a commercial purpose and 
therefore it is not considered that any further assessment in accordance with the contaminated 
land planning guidelines is necessary. 

STATE ENVIRONMENTAL PLANNING POLICY (TRANSPORT AND INFRASTRUCTURE) 
2021 
Essential Energy 
Pursuant to Section 2.48, a referral was sent to Essential Energy as Councils mapping identified 
Essential Energy infrastructure in close proximity to the development site. Essential Energy 
responded stating that strictly based on the documents submitted, Essential Energy has no 
comments to make as to potential safety risks arising from the proposed development.  They did 
provide the following general comments which have been included as an advisory notation on 
the consent.  

• 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);  

• 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. 

Transport for NSW  
The application has been considered pursuant to Section 2.119 of the SEPP (Transport and 
Infrastructure as a very small portion of the development site has frontage to a classified road 

https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0730
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0732
https://legislation.nsw.gov.au/view/html/inforce/current/epi-2021-0732
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network known as the Castlereagh Highway/Market Street. It is noted that no direct vehicular 
access exists or is proposed to a classified road. 
 
The following has been considered: 
1. The objectives of this section are—  

a) to ensure that new development does not compromise the effective and ongoing 
operation and function of classified roads, and  

b) to prevent or reduce the potential impact of traffic noise and vehicle emission on 
development adjacent to classified roads.  

2. The consent authority must not grant consent to development on land that has a frontage to 
a classified road unless it is satisfied that—  
a) where practicable and safe, vehicular access to the land is provided by a road other than 

the classified road, and  
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  
ii. the emission of smoke or dust from the development, or  
iii. the nature, volume or frequency of vehicles using the classified road to gain 

access to the land, and  
(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.  

 
Given the intended use, scale and location of the proposed development, Council is satisfied 
that the development will not have an adverse impact upon or compromise the function of the 
classified road (Castlereagh Highway/Market Street). The proposed works are for alterations 
and additions to an existing caravan park. The proposed development is not likely to adversely 
affect the operation of the classified road as there is no change to the existing site access (Bell 
Street) and the total number of sites proposed is consistent with the previously approved 
caravan park. In this regard, the proposal is not expected to generate an increased impact on 
the safety, efficiency or the ongoing operation of the Castlereagh Highway.  
 
The proposed development does involve the provision of new short-term dwelling and camping 
sites in closer proximity to the Castlereagh Highway. It is however considered that short-term 
sites are less sensitive to traffic noise or vehicle emissions than long-term sites. Also, given the 
speed limit on the Castlereagh Highway in the vicinity of the site is 50km/h, it is considered that 
the proposal is acceptable in relation to noise impacts. Landscaping along the Bell Street 
frontage of the site and along the north-eastern boundary of the site from Bell Street to the 
proposed new road will be undertaken to assist in ameliorating any noise impacts. 
 
An assessment of traffic impacts was undertaken Councils Engineer. No objections were raised 
and a traffic impact assessment was not considered necessary on the basis that the total 
number of sites was not increasing. In addition, a conservative calculation was undertaken for 
peak traffic flows at 100% occupancy for extended periods as well as an assessment of the 
existing road standard and intersection treatment in light of the trip generation and site numbers 
proposed. Based on this assessment no traffic related objection has been raised by Councils 
Development Engineering Department.  
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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 considered to be 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 alterations to an existing 
caravan park defined as: 

caravan park means land (including a camping ground) on which caravans (or caravans 
and other moveable dwellings) are, or are to be, installed or placed. 

Clause 2.2 Zoning of Land to Which Plan Applies 
The land is zoned SP3 Tourist and is therefore subject to the Plan. 

Clause 2.3 Zone objectives and Land Use table 
The land is zoned SP3 Tourist pursuant to MWRLEP 2012. The proposal, being a ‘caravan park’ is 
permissible with consent in the zone and complies with the relevant objective of the SP3 Zone 
which is to: 

• provide for a variety of tourist-oriented development and related uses. 

The proposal seeks to provide a variety of accommodation options for the Region which is 
generally consistent with the SP3 zone objective.  

Clause 2.7 Demolition requires development consent 
In satisfaction of this clause, the development application seeks approval for the demolition of 
existing relocatable homes, demolition of an existing dwelling, and amenities block. Conditions are 
recommended to address this. 

Clause 4.3 Height of buildings 
The subject site is not mapped for a maximum height limit however, land to the north and south are 
mapped with a maximum height limit of 8.5m.  

Clause 5.10 Heritage Conservation 
The development site is not identified as containing a heritage item, nor is it located within the 
Mudgee Heritage Conservation Area. Accordingly, no further heritage consideration is considered 
necessary. 

Clause 5.21 Flood planning 
 
Council’s mapping system indicates the site is affected by the 1% AEP flood event and PMF event. 
The Mudgee Flood Risk Precinct mapping shows the site is impacted by Low, Medium and High-
risk flooding under the Mudgee Flood Risk Precinct Study. See excerpts from Council’s Mapping 
below. Accordingly, the development is required to satisfy the provisions of clause 5.21(2) and (3) 
of the LEP 2012. 
 
Flood levels vary across the site from RL 446m AHD to RL 450m AHD during the 1% AEP flood 
and up to RL 450m AHD during the PMF.  
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Given the current approval predates both Council’s current adopted flood studies and The NSW 
Floodplain Development Manual, and the requirements of the Local Government (Manufactured 
Home Estates, Caravan Parks, Camping Grounds and Moveable Dwellings) Regulation 2021, a 
flood impact assessment was requested to be provided. 
 
The applicant has provided a Flood Impact Assessment inclusive of a Flood Evacuation Plan 
prepared by Triaxial in support of the proposal.  The report indicates that the majority of the 
building sites will be affected by minor overland flows during the 1% AEP event that are less than 
100mm in depth. There are two areas of the site that the flow depths exceed this value. 

• Northern Camping Area. 
• Western Cabins. 

 
As the cabins are installed on piers, they are capable of achieving the relevant flood level heights. 
Additionally, a flood evacuation plan has been undertaken which details warning times, and 
notification, assembly points and evacuation routes. The Flood Impact Assessment has been 
reviewed by Council’s Development Engineers who have raised no objections, subject to 
conditions of consent. In this regard, Clause 5.21 (2) and (3) is considered to be satisfied.  
 

 
Figure 4: Flood Map – Mudgee Flood Study 2021   

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. 
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Clause 6.4 Groundwater vulnerability 
The site is identified as groundwater vulnerable in accordance with Council’s mapping. No 
extensive excavation to the water table level is required 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 
In accordance with clause 6.9 the following essential services that are relevant to the proposal 
have been considered. The site is connected to reticulated water, sewer, power and 
telecommunications services. All new cabins will be appropriately connected.   
 
Water, Sewer, and Electricity 
As required by Division 3 of the Local Government (Manufactured Home Estates, Caravan Parks, 
Camping Grounds and Moveable Dwellings) Regulation 2021, all existing services will be required 
to be extended to all sites. A condition of consent will be included to ensure compliance with the 
standards specified. 
 
Access:  
Access to the site will remain unchanged apart from the construction of 2 new internal access 
roads. Given the current standard of the access onto Bell Street and the overall number of sites, no 
upgrading of the existing access off Bell Street is required. 
 
All new internal roads shall be constructed to a minimum width of 6 meters (excluding the existing 
entry/exit which is required to be 7m) and shall include kerb and gutter / dish drains to collect 
runoff. Piped stormwater drainage shall also be provided where required. These matters will be 
addressed via conditions of consent. 
 
Stormwater: 
The applicant has provided conceptual stormwater plans showing a proposed drainage network 
and overland flow locations. Given the site’s location in the lower reaches of the catchment and its 
flood affectation, it is considered that the provision of on-site detention should not be required on 
this site.  
 
In order not to increase or concentrate any runoff onto the adjoining property to the north, the 
applicant is proposing the following: 

• All new camping sites are to be grassed only with no increase in hard stand area. 
• The new road is to be constructed with a permeable surface treatment. 
• The new road is to be constructed at the current natural surface level so as not to cause 

ponding or concentration. 
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The above points/recommended controls will be included as conditions of consent. The following 
additional controls will also be included as conditions of consent below: 

• Any existing or proposed stormwater outlets on the northern portion of the site shall be 
constructed as level spreaders or sills to ensure any discharged stormwater is in the form of 
sheet flow and not concentrated to a single point. 

• Level spreaders and sills must be constructed from long lasting materials such and 
concrete or rock. The use of earthen berms is not considered appropriate. 

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

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

LOCAL GOVERNMENT (MANUFACTURED HOME ESTATES, CARAVAN PARKS, CAMPING GROUNDS 
AND MOVEABLE DWELLINGS) REGULATION 2021 

This Regulation provides requirements for the development of Caravan Parks and Manufactured 
Home Estates in NSW. Part 3 of the Regulation deals with Caravan Parks, Camping Grounds and 
Moveable Dwellings. Division 3 of Part 3 is the most relevant consideration for this proposal as it 
provides the design and facility requirements for caravan parks with an assessment provided 
below: 
PART 3 CARAVAN PARKS AND CAMPING GROUNDS 

Assessment Criteria COMMENT / COMPLIES 
Part 3 – Caravan parks, camping grounds and moveable dwellings 
Division 1 Application of Part  
Cl 70 Application of Part  

This Part applies to— 
(a) the operation of caravan parks and camping 
grounds, and 
(b) the installation of moveable dwellings, including 
manufactured homes, in caravan parks, camping grounds 
and a place other than a manufactured home estate. 

The proposal relates to the upgrade 
of an existing caravan park. This 
Part therefore applies. 

Division 2 – Approvals and Exemptions 
Subdivision 1 Operation of Caravan Parks and Camping Grounds 

71 Factors for consideration before approval is granted 

(1) The Council must not grant an approval unless satisfied 
it will be designed, constructed, maintained and 
operated— 

) in accordance with Division 3, Subdivisions 1– 8, or 
) for a primitive camping ground—in accordance with 

Division 3, Subdivision 9. 
(2) In deciding whether or not the approval allows the 
installation of a relocatable home, rigid annexe or 
associated structure on flood liable land, the council must 
consider the principles contained in the Floodplain 
Development Manual. 

Division 3, Subdivisions 1 to 8 
apply and are addressed below. 
It is noted that the development is 
not for a primitive campground.  
Parts of the caravan park are 
located on flood liable land as parts 
are identified as being affected by 
the 1% AEP event.  
Noting that the subject site is 
identified as ‘flood liable land’ 
which is defined as: land that is 
susceptible to flooding by the 
probable maximum flood event, 
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identified in accordance with the 
principles set out in the manual 
entitled Floodplain Development 
Manual: the management of flood 
liable land published by the New 
South Wales Government and as 
in force from time to time and the 
exemption under section 9(3) does 
not apply and therefore the prior 
approval of Council (via a section 
68 Approval for those relevant 
sections to be constructed offsite) 
will be required prior to installation.  
A condition of consent is 
recommended detailing this 
requirement.  

Cl 72 Matters to be specified in approval  

 An approval must specify the following— 
) whether the approval allows— 
) the operation of a caravan park only, or 
) the operation of a camping ground only, or 
 the operation of both a caravan park and a camping ground, 
(b) for an approval allowing the operation of a 
caravan park— 
(i)  the number, size and location of long-term sites 
allowed by the approval, and 
(ii) the number, size and location of short-term sites 
allowed by the approval, and 
(iii) the number, size and location of dwelling sites, 
whether long-term or short-term, to be reserved for self-
contained moveable dwellings, and the location of off-site 
parking spaces, if any, for dwelling sites, 
(c) for an approval allowing the operation of a camping 
ground— 

 whether the camping ground is a primitive camping ground, 
and 
(ii) for an approval for the operation of a primitive camping 
ground that designates camp sites—the number, size and 
location of the camp sites allowed by the approval, and 
(iii) for an approval for the operation of a primitive camping 
ground that does not designate camp sites—the maximum 
number of caravans, campervans and tents permitted to 
use the camping ground at the same time, and 
(iv) the location of off-site parking spaces, if any, for camp 
sites, 
(d) the location of flood liable land, if any, in the caravan park 
or camping ground. 

 The numbers, sizes and locations must be specified by 
reference to a community map. 

Clause 72 requires that certain 
matters be explicitly referenced in 
the approval. A condition of 
consent will specify that the 
approval allows both a caravan 
park and camping ground with the 
following number of sites: 
 

 138 short term sites consisting of: 
 9 caravan sites 
 103 dwelling sites 
 26 camp sites  

 
The condition will specify that the 
applicant is to prepare a community 
map which includes the number, 
size and location of all sites as well 
as nominated parking spaces.   
 
The camping ground is not 
proposed to be a primitive camping 
ground. 
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 In calculating the number of tents permitted to use a 
camping ground, 2 or more tents occupied by a group of no 
more than 12 persons camping together must be counted 
as 1 tent. 

Cl 73 Conditions of approval to operate caravan park or camping ground  
 An approval is subject to the following conditions—  

(a) the caravan park or camping ground must be designed, 
constructed, maintained and operated—  
(i) in accordance with Division 3, Subdivisions 1–8, or  
(ii) for a primitive camping ground—in accordance with 
Division 3, Subdivision 9,  
(b) a visitor must not be permitted to stay in a moveable 
dwelling occupying a short-term site or camp site for more 
than 150 days in a 12-month period, unless—  
(i) the moveable dwelling is a holiday van, and  
(ii) the visitor is the owner of the holiday van,  
(c) a visitor who is the owner of a holiday van occupying a 
short-term site or camp site must not be permitted to stay in 
the holiday van for more than 180 days in a 12-month period,  
(d) a visitor must not be permitted to stay in a moveable 
dwelling in a primitive camping ground for more than 50 days 
in a 12-month period.  

 In calculating the number of days, a visitor stays in a 
moveable dwelling, only overnight stays must be counted.  

 This section does not apply to the operation of a caravan 
park or camping ground if the caravan park or camping 
ground is being operated—  
(a) solely in connection with the use of the land for a 
sporting, recreational or cultural event, and  
(b) for a period of no more than 6 weeks.  

(4) The manager of a caravan park or camping ground may 
authorise a person to stay in the caravan park or camping 
ground for a period not exceeding 2 years if the manager is 
reasonably satisfied that the person has been displaced as 
a result of—  

(a) a natural disaster, or  
(b) a pandemic.  

Noted.  
A condition of consent will require 
the development to be in 
accordance with Subdivision 1-8 of 
the Regulation.  
Limits on length of stay for short-
term sites are to be conditioned.  

73A Operation of caravan parks or camping grounds for which approval not required 

 For the Act, section 68, the approval of the council is not 
required— 

(a) to install a moveable dwelling or associated structure 
on land used for the purposes of a caravan park or 
camping ground that is permitted without development 
consent under State Environmental Planning Policy 
(Housing) 2021, Chapter 3, Part 10, or 
(b) to operate the caravan park or camping ground. 

Not Applicable.  
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 To avoid doubt, Division 3 does not apply to development 
that is permitted without development consent under State 
Environmental Planning Policy (Housing) 2021, Chapter 3, 
Part 10. 

Division 3 Caravan parks and camping grounds  
Subdivision 1 Land and Site Requirements  
cl.83 Minimum size of caravan park or camping ground  

A caravan park must not have an area of less than— 
(a)  1 hectare, or 
(b) if a lesser area is permitted on the land by an 
environmental planning instrument—the lesser area. 

The existing caravan park dates 
back to 1980. At the time of 
approval, a minimum site area was 
not a legislative requirement. 
Notwithstanding, the site has an 
area of 4.04ha which complies with 
the current requirement.  

No minimum area for camping grounds Complies. 

cl.84 Community amenities  

Minimum 10% of are reserved for recreation or other 
communal activities 

Complies.  
The total site area is 40400m2.  
The following communal spaces 
are provided at the caravan park:  

 Shop, Offices and Sheds – 1030m² 
 Camp kitchen – 413m²  
 Amenities sites (x2) – 650m²  
 Pool area – 135m²  
 Car Washing Area – 72m² 
 Open Space area – 2000m².  

Total – 3950²  
= 10.6% 

cl.85 Size of dwelling sites and camp sites  

Minimum 80m2 for long-term sites 

No new long-term sites are 
proposed.  
It is noted that there are existing 
long-term sites which were 
approved under a previous 
approval. These sites are to be 
phased out as part of the future 
master plan.  

Minimum 65m2 for short-term sites 
Complies – Proposed sites achieve 
or exceed the minimum 
requirement.  

Minimum 40m2 for a campsite where separate parking is 
provided within 30m 

Complies – all camp sites exceed 
40m2. Each camp site has a car 
parking space available.  

cl.86 Site identification 

Dwelling sites must be clearly identified with a number and Complies.  



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 15 NOVEMBER 2023  
REPORT 8.2 

 

72 
 
 
 

 

site boundaries marked 

Subdivision 2 – Setbacks  
cl.87 Dwelling sites to have road frontage 

A dwelling site must have vehicular access to an access road 

Complies. The site is accessible 
via Bell Street. An internal access 
road is proposed to provide access 
to the camp sites and new dwelling 
sites. Council engineer has 
recommended conditions that the 
road is to be constructed in 
accordance with Council 
standards. 

cl.88 Setbacks of community buildings 

A community building must not be located within 10 metres 
of the boundary of a caravan park, camping ground, dwelling 
site or camp site. 

New community buildings are 
located less than 10m. A merits-
based assessment has been 
undertaken – refer to the below. 

The Council may allow the following distances if satisfied the 
community building has been or will be properly screened, 
fenced, enclosed or otherwise treated— 

a) 3 metres or more from the boundary of a caravan park 
or camping ground, and 
b) 5 metres or more from the boundary of a dwelling site 
or camp site. 

The assessment identified that a 
number of proposed community 
buildings are less than 10m to the 
site boundaries and dwelling sites. 
Specifically, this included the 
amenities buildings, carwash, new 
shop, and playground.  

As per the regulation, Council may 
allow a reduction in this setback if 
the community building is properly 
screened, fenced or otherwise 
treated.  

The applicant has proposed the 
majority of the community buildings 
at the minimum requirement of 
either 3m or 5m. The applicant was 
required to address this as part of 
the assessment. In response, 
landscaping and fencing is 
proposed. 

 A condition of consent is imposed 
which will require the applicant to 
submit a detailed landscape to 
Council prior to the 
commencement of works. This 
landscape plan will require 
landscape screening and fencing 
to be provided between community 
buildings and site boundaries and 
dwelling sites.  

An additional condition of consent 
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is recommended ensuring the 
landscaping is installed prior to 
operation and that an ongoing use 
condition be included ensuring it be 
maintained for the life of the 
development.  

cl. 89 Setbacks of dwelling sites from road frontages 

1. A dwelling site or camp site must not be located closer 
than— 
(a)  10 metres to a public road, or 
(b)  3 metres to another boundary of the caravan park or 
camping ground. 

2. The council may allow a lesser distance if satisfied the 
dwelling site or camp site has been or will be properly 
screened, fenced, enclosed or otherwise treated. 

 

Clause 89 relates to the setbacks 
of dwelling sites. It is important to 
note however, that the setbacks of 
the nominated sites do not relate to 
'building setbacks' and they are 
only a nomination of the caravan 
park site areas. In this instance, 
the applicant has also provided 
building envelope plans with a 
location for each cabin. In 
assessing the dwelling site 
setbacks, a merits-based 
assessment has been undertaken 
having regard to the proposed 
building locations, not just the 
location of each dwelling site. 

Setback to caravan park boundary  
 Dwelling Sites 68-79 and Site 8 = 

0m. 
 Dwelling Site 80 = 1m  

Dwelling sites 68-79, 80 and 8 
adjoins residences on Saleyards 
Lane. `It is noted that this layout is 
generally consistent with the last 
known approval relating to the 
subject site. It is also noted that 
dwellings on Lot 68-80 currently 
exist.  

The proposed building envelopes 
propose a setback span between 
2-3m with most proposed around 
2.5m.  

This is considered acceptable 
given the following: 

 The site layout is consistent with 
the original approval. Dwellings on 
sites 68-73 are proposed to be 
relocated to achieve a greater 
setback.  

 Each site is screened by a 1.8m 
timber fence. 

 The cabins have not been 
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unnecessarily raised and are 
located on the lower side to 
adjoining residences. 

 Any new cabins on sites 68-73 
shall be conditioned to have a 
1.5m window sill or obscured 
glazing. 

Setback to road frontage boundary  
 Dwelling Sites 1-5 = 1.5m  
 Dwelling Sites 6-7 = 3m  

Dwellings on sites 1-7 have a 
building setback between 5.823m 
and 7.65m. As these sites will have 
a more direct presence and will be 
more visible to passing traffic a 
higher visual threshold has been 
applied.  

Landscaping and fencing is 
proposed to this frontage. 
However, for a reduced setback to 
be supported, particular attention 
was required to be afforded to the 
visual interface the proposal will 
have to a public street. 

A condition of consent specifies 
that cabins are to front Bell Street 
(with the exception of cabins that 
require disabled access). 
Additionally, a condition of consent 
has been applied requiring dwelling 
designs for Lots 1-7 for Council 
endorsement prior to installation.  
The condition recommends that 
windows, articulation and 
landscaping also be provided to 
Bell Street.  

Indicative cabin designs have been 
provided below in Figure 5 to 
demonstrate how each cabin can 
address the street. This is 
considered acceptable to support a 
reduced setback. 
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Figure 5 – Example of possible dwelling 
designs to front Bell Street. 

90 Use of buffer zones  
  
Nothing in this Regulation prevents land within a buffer zone 
arising from the setbacks required by this Division from being 
used—  
(a) for community amenities, access roads, car parking 
spaces, footpaths or landscaping, or  
(b) for any similar purpose allowed by the approval for the 
caravan park or camping ground. 

Noted.  

cl.91 Separation distances 
A moveable dwelling must not be installed within the 
following distance of another moveable dwelling 
(b)  if located on a short-term site or camp site—2.5 metres 

Complies – 2.5m separation 
proposed 

cl.92 Entrance and exit roads 

A road forming an entrance to or exit from a caravan park or 
camping ground must be at least 7 metres wide. 

Complies – road is 8m wide. A 
condition is recommended to 
ensure that the caravan parking 
spaces shown on the plan are only 
temporary for check in check out 
so it does not compromise the 
function of the entrance road.  

For a divided road, the width of the sealed portion of the road 
on either side of the median strip must be at least 5 metres. Not applicable 

The council may specify in an approval the way in which an 
entrance or exit road must meet the sealed portion of other 
access roads. 

Not applicable. The condition of the 
existing entrance road is 
acceptable. Councils Engineer has 
not recommended upgrade. 

cl.93 Forecourt 
A caravan park must have an area— 
(a)  to accommodate incoming vehicles, and 
(b)  measuring at least 4 metres by 20 metres. 

A designated caravan/car forecourt 
area is provided.  
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cl.94 Width of roads 
The width of an access road must be— 
(a)  for a two-way access road—at least 6 metres, and 
(b)  for a one-way access road—at least 4 metres. 

Complies – all internal roads are 6 
meters wide. A condition of 
consent is recommended.  

The direction of travel for a one-way access road must be 
indicated by means of conspicuous signs. Not applicable 

cl.95 Speed limits 
The speed limit on an access road must— 
(a)  not exceed 15 kilometres per hour, and 
(b)  be indicated by means of conspicuous signs. 

Complies – Existing sign posts are 
erected at the entry to the caravan 
park. 

cl.96 Resident parking 
A caravan park or camping ground must contain at least 1 
resident parking space for each dwelling site or camp site. 

Complies – Each site has 
nominated a car parking space. 
Where parking spaces are not 
wholly on the site, they are 
immediately adjacent to the site.  

The parking space for a dwelling site or camp site may be 
on-site or off-site. Complies.  

An off-site parking space must be marked to identify the 
dwelling site or camp site to which it relates. 

Not applicable. All parking spaces 
are directly adjacent to the dwelling 
sites.  

cl.97 Visitor parking 
A caravan park or camping ground must contain at least 1 
visitor parking space— 
(a)  for every 10 long-term sites in the caravan park or 
camping ground, and 
(b)  for every 20 short-term sites in the caravan park or 
camping ground, and 
(c)  for every 40 camp sites in the caravan park or camping 
ground, and 
(d)  for a remaining part, if any, of a number of sites specified 
in paragraphs (a)–(c). 

Complies – 6.4 spaces ~ 7 spaces 
are required. 
7 spaces have been provided 
including x1 disabled space.   

At least 4 visitor parking spaces must be provided for a 
caravan park or camping ground. 

Complies – >4 visitor car parking 
spaces are provided on site.   

Each parking space must have minimum dimensions of— 
(a)  for angle parking—5.4 metres by 2.5 metres, or 
(b)  otherwise—6.1 metres by 2.5 metres. 

Capable of complying. A condition 
is recommended ensuring 
compliance with the AS2890. 

Visitor parking spaces must be clearly identified. Complies.  

cl.98 Visitor parking for people with disabilities 
A caravan or camping ground must contain— 
(a)  at least 1 visitor parking space for people with a disability 
(a disabled parking space) 

Complies – 1 disabled visitor car 
parking space has been provided 

A disabled parking space must be— 
(a)  provided in accordance with AS/NZS 2890.1:2004, 

Capable of complying – to be 
conditioned 
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Parking facilities, Part 1: Off-street parking, and 
(b)  clearly identified as a disabled parking space. 

A disabled parking space may be counted as a visitor 
parking space. 

Noted. This has been included in 
the 7 spaces. 

Cl.99 Road surfaces 
All access roads, including all passing and parking bays, 
must— 

(a)  have an all-weather sealed or other surface finish 
specified in the approval, and 
(b)  be adapted to the land to enable adequate drainage 
and remove excessive grades. 

Complies – proposed bitumen seal, 
with the exception of the access 
road to the campground which will 
be a permeable surface. 
Conditions of consent have been 
included. 

cl.100 Lighting 
All access roads must be adequately lit between sunset and 
sunrise. 

Capable of complying – A condition 
of consent has been included.  

cl.101 Water supply 
A caravan park or camping ground must be— 

(a)  connected to a mains water supply 
Complies – the existing site has 
connection to Council’s reticulated 
water system. 

A dwelling site must be connected to the water supply 
service for the caravan park or camping ground. 

Capable of complying - to be 
conditioned 

Each water supply connection must— 
(a)  be located within 30 metres of the 4 camp sites, and 
(b)  include a standpipe and hose tap. 

Capable of complying - to be 
conditioned 

The water supply service must comply with— 
(a)  the Plumbing and Drainage Act 2011 and the 
regulations made under that Act, and 
(b)  the requirements of a relevant statutory body. 

Capable of complying - to be 
conditioned 

The water supplied for human consumption or domestic 
purposes must comply with the Australian Drinking Water 
Guidelines 6 published in October 2011 by the National 
Health and Medical Research Council. 

Capable of complying - to be 
conditioned 

cl.102 Sewerage 
A caravan park or camping ground must be— 

(a)  connected to a main sewer 
Complies – connected to Council’s 
reticulated sewer system 

A long-term site must be connected to the sewage disposal 
system for the caravan park or camping ground. 

Not applicable. The ultimate 
development of the site is to have 
no long-term sites.  

Short-term sites and camp sites in a caravan park or 
camping ground must be provided with at least 1 soil waste 
dump point— 

(a)  for the disposal of closet waste from caravan holding 
tanks, and 
(b)  located to permit adequate access by caravans and 
campervans. 

Complies – A single dump point is 
existing and connected to Council 
sewer system. 
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Short-term sites must be provided with a disposal point— 
(a)  for the disposal of sullage from a moveable dwelling 
installed on the site, and 
(b)  as specified in the approval. 

Capable of complying - to be 
conditioned 

The sewage disposal system must comply with— 
(a)  the Plumbing and Drainage Act 2011 and the 
regulations made under that Act, and 
(b)  the requirements of a relevant statutory body. 

Capable of complying - to be 
conditioned 

cl.103 Drainage 
A caravan park or camping ground must be provided with a 
stormwater drainage system. 

Capable of complying - to be 
conditioned 

All dwelling sites and camp sites must be adequately 
drained. 

Condition recommended.  

cl.104 Electricity supply 
A dwelling site must be supplied with electricity from a 
reticulated electricity service. 

Capable of complying - to be 
conditioned 

For a long-term site, the electricity must be supplied by 
means of an electrical circuit connected to a separate 
electricity meter. 

Not applicable 

The electrical circuit must be installed in accordance with— 
(a)  for a long-term site—the Electricity Code of Practice, 
and 
(b) for a short-term site—AS/NZS 3001:2008, Electrical 
installations—Transportable structures and vehicles 
including their site supplies. 

Capable of complying - to be 
conditioned 

If a dwelling site is provided with electricity otherwise than by 
a direct connection to the local electricity supply authority’s 
electricity main, the occupant of the dwelling site may only be 
charged reasonable charges for the supply of the electricity. 

Not applicable 

cl.105 Common trenches 
A common trench may be used for the installation of services 
in accordance with guidelines provided in AMCORD. 

Complies. Subclause (b) means 
that clauses 107 to 111 are not 
applicable where cabins are self-
contained with shower and toilet 
facilities. Clauses 107 to 111 
therefore only apply to the camp 
and caravan sites.  

cl.107 Number of showers and toilets to be provided 
A caravan park or camping ground with less than 200 
dwelling sites must be provided with the facilities specified in 
the Table to this section. 

Sites Female 
Toilet 

Male 
Toilet 

Urinals Female 
Shower 

Male 
Shower 

Female 
Basin 

Male 
Basin 

1–25 3 2 1 2 2 2 2 
 

For 25 sites, the Table to this 
clause requires:  
3 female water closets  
2 male water closets  
1 urinal  
2 female showers  
2 male showers  
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2 female handbasins  
2 male handbasins  
The existing and proposed 
amenities on site will exceed these 
requirements.  

cl.108 Facilities for people with disabilities 
A caravan park or camping ground with at least 1, but less 
than 100 dwelling sites must have— 

(a)  at least 1 disabled bathroom for each sex, or 
(b)  at least 1 unisex disabled bathroom. 

Complies. A condition of consent is 
recommended for two disabled 
facilities to be provided.   

A disabled bathroom may be counted towards the required 
facilities for the caravan park or camping ground. 

Noted.  

cl.109 Other facilities 
All showers and handbasins required by this Subdivision 
must be supplied with hot and cold running water. 

Noted – to be conditioned 

A mirror must be provided— 
(a)  for each handbasin, or 
(b)  if 2 or more handbasins are provided together—for each 
pair of handbasins. 

Noted – to be conditioned 

The following must be provided in a facility containing toilets 
for the use of females— 

(a)  at least 1 sanitary napkin disposal unit, or 
(b)  for a facility containing at least 10 toilets for the use 
of females—at least 1 additional sanitary napkin disposal 
unit for— 

(i)  every 10 toilets, and 
(ii)  a remaining part, if any, of 10 toilets. 

Noted – to be conditioned 

cl.110 Construction of shower blocks and toilet blocks 
Except as otherwise provided in an approval, the shower and 
toilet facilities in a caravan park or camping ground must be 
contained in a shower or toilet block— 

(a)  constructed of brick or concrete masonry block, and 
(b)  with a non-slip floor of tile or other impervious 
material adequately drained to outlets, and 
(c)  with smooth, hard, durable and water-resistant 
interior finishes, and 
(d)  containing shower recesses with tile or other 
impervious finishes to a height of at least 1.8 metres, and 
(e)  with tile or other impervious skirtings around water 
closet cubicle walls, and 
(f)  with tile or other impervious finish around handbasins, 
and 
(g)  with adequate lighting, both inside and outside, and 
adequate ventilation at all times, and 
(h)  with all walls, ceilings and floors, fixtures, fittings and 
appliances maintained in a clean and sanitary condition. 

The proposed shower and toilet 
facilities are proposed to be 
colorbond clad instead of 
brick/masonry blocks.  
 
An indicative design was submitted 
as part of the assessment 
indicating what the proposed 
building would look like. This was 
considered acceptable. 
 
As the regulation specifies ‘unless 
otherwise provided in an approval’ 
a condition of consent has been 
included which specifically permits 
the use of colorbond clad. 
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A building containing both male and female facilities must be 
divided for the private use of each sex. 

Noted – to be conditioned 

Toilets must be provided in individual cubicles having a 
minimum floor area of 1.1 square metres and a minimum 
width of 0.8 metre. 

Noted – to be conditioned 

cl.111 Proximity of dwelling sites to shower blocks and 
toilet blocks  

A long-term site must be located within 75 metres, measured 
in a straight line, of a shower or toilet block. 

Not applicable. All sites are to be 
short term. 

A short-term site or camp site must be located within 100 
metres, measured in a straight line, from a shower or toilet 
block. 

Complies. The site plan 
demonstrates the distance to the 
amenities block. 

cl.113 Washing machines  
A caravan park or camping ground must be provided with at 
least— 

(a)  1 washing machine for every 25 long-term sites, and 
(b)  1 additional washing machine for a remaining part, if 
any, of 25 long-term sites exceeding 12, and 
(c)  1 washing machine for every 30 short-term sites, and 
(d)  1 additional washing machine for a remaining part, if 
any, of 30 short-term sites exceeding 15. 

In the long-term all sites will be 
short-term; therefore, this provision 
is ultimately not applicable.  
However, while existing long-term 
sites remain, washing machines 
will be provided. There are 
currently 57 long terms sites, 
requiring 3 washing machines. 8 
washing machines are currently 
provided on site.  

At least 2 washing machines must be provided in a caravan 
park or camping ground. 

Complies 

cl.114 Laundry tubs  
A caravan park or camping ground must be provided with— 

(a)  at least 1 laundry tub for every 50 long-term sites, 
and 
(b)  at least 1 additional laundry tub for a remaining part, 
if any, of 50 long-term sites, and 
(c)  at least 1 laundry tub for every 60 short-term sites, 
and 
(d)  at least 1 additional laundry tub for a remaining part, 
if any, of 60 short-term sites.  

Three tubs are required for the 
long-term sites and three tubs are 
required for the short-term sites.  
 
Seven tubs are provided on site.  

At least 1 laundry tub must be provided in a caravan park or 
camping ground. 

Complies 

cl.115 Clothes dryers  
(1)  A caravan park or camping ground must be provided 
with— 

(a)  at least 1 mechanical clothes dryer for every 60, and 
remaining part of 60 greater than 30, long-term sites, and 
(b)  at least 1 mechanical clothes dryer for every 80, and 
remaining part of 80 greater than 40, short-term sites.  

Three dryers are required for the 
long-term sites and two dryers are 
required for the short-term sites.   
 
Six dryers are provided on site.  

At least 1 mechanical clothes dryer must be provided in a 
caravan park or camping ground. Complies 
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cl.116 Drying areas  
A caravan park or camping ground must be provided with 
clothes line space at the rate of 2 metres of line for each 
dwelling site.  

258m of drying space is required.  
Two new communal clothes lines 
will be provided on site, providing 
80m of drying space. In addition, 
all cabins will be provided with a 
folding clothes line, each providing 
15m of line.  

At least 50 metres of clothes line space must be provided in 
a caravan park or camping ground. 

Capable of complying - to be 
conditioned 

cl.117 Water supply  
Washing machines and laundry tubs required to be provided 
in a caravan park or camping ground must be supplied with 
both hot and cold water. 

Capable of complying - to be 
conditioned 

cl.118 Ironing facilities  
A caravan park or camping ground must be provided with at 
least 1 of each of the following for every 60, and remaining 
part of 60, short-term sites— 
(a)  an ironing board, 
(b)  an electric iron, 
(c)  a power point available for connection to an electric iron. 

Capable of complying - to be 
conditioned 

cl.119 Construction of laundry blocks  
Except as otherwise provided in an approval, the laundry 
facilities in a caravan park or camping ground must be 
housed in a laundry block— 
(a)  constructed of brick or concrete masonry block, and 
(b)  with a non-slip floor of tile or other impervious material 
adequately drained to outlets, and 
(c)  with smooth, hard, durable and water-resistant interior 
finishes, and 
(d)  with adequate lighting, both inside and outside, and 
adequate ventilation at all times, and 
(e)  with walls, ceilings and floors, fixtures, fittings and 
appliances maintained in a clean and sanitary condition, and 
(f)  maintained in a serviceable and safe condition. 

The existing laundry facilities (and 
the proposed new facilities) are in 
buildings constructed of steel 
frame and colorbond cladding.  
 
Internal materials and lighting 
comply with the requirements.  
 
While the amenities buildings are 
not constructed of brick, the colour 
bond is considered acceptable. A 
condition has been recommended 
supporting these materials. 

cl.120 Maximum number of persons per dwelling site or 
camp site  

No more than 12 persons may be permitted to stay overnight 
at a dwelling site or camp site at the same time. 

To be conditioned 

cl.121 Register of occupiers  
A register of occupiers must be kept for a caravan park or 
camping ground.  

To be conditioned 

At least 1 person who occupies a dwelling site or camp site 
must be registered. 

To be conditioned 

The register must include the following particulars for the To be conditioned 
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registration of a person— 
(a)  the person’s full name and address, 
(b)  the person’s dates of arrival and departure, 
(c)  the site identification of the site occupied by the 
person, 
(d)  if the person occupies a caravan or campervan—the 
registration number, if any, of the moveable dwelling, 
(e)  for a relocatable home—details of the compliance 
plate. 

The register must be available for inspection by an 
authorised person, free of charge, during normal working 
hours. 

To be conditioned 

cl.122 Information to be given to prospective occupiers  
The holder of an approval must enter an agreement with a 
person if— 

(a)  the person intends to occupy a dwelling site or camp 
site, or 
(b)  the person intends to occupy a long-term site for a 
holiday. 

To be conditioned 

The holder of the approval must give the person written 
notice of the conditions of occupation before entering the 
agreement. 

To be conditioned 

The notice must include the following information— 
(a)  the site identification of the dwelling site or camp site 
allocated to the person, 
(b)  the date, if any, on which it is agreed the person’s 
occupation of the dwelling site or camp site will cease, 
(c)  for an agreement relating to occupation of a short-
term site or camp site— the maximum number of days 
the person may stay in a moveable dwelling on the site in 
a 12-month period, 
(d)  the rules of the caravan park or camping ground, 
(e)  a telephone number for contacting the holder of the 
approval, or their agent, in the event of an emergency, 
(f)  whether or not pets may be kept in the caravan park 
or camping ground and, if so, on what conditions, 
(g)  the nature and location of the amenities available for 
use by the person as an occupier of the dwelling site or 
camp site and the charges, if any, for use of the 
amenities, 
(h)  the location of each fire extinguisher, fire hose reel 
and fire hydrant that is installed within the park or ground, 
(i)  if the council has given written notice to the holder of 
the approval that land in the caravan park or camping 
ground is flood liable land or bush fire prone land—the 
location of the flood liable land or bush fire prone land, 
(j)  other matters affecting the person’s occupation of the 
dwelling site or camp site or use of the caravan park or 

To be conditioned 
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camping ground and its amenities. 

cl.123 Use of caravan parks and camping grounds  
A caravan park or camping ground must not be used— 

(a)  for a commercial purpose other than a caravan park 
or camping ground or an associated purpose, or 
(b)  for the manufacture, construction or reconstruction of 
moveable dwellings. 

The development consent explicitly 
states that consent is only granted 
for a caravan park and camping 
ground. 

A moveable dwelling installed in a caravan park or camping 
ground may be renovated, maintained or repaired. 

Can be complied with. 

cl.124 Community map  
The council must be given a copy of the community map— 

(a)  as soon as practicable after an amendment is made 
to the map, and 
(b)  at other times reasonably required by the council. 

To be conditioned 

cl.125 Access to approval and community map  
The holder of an approval must ensure copies of the 
following documents are available for inspection, free of 
charge, in the location specified in the approval— 
(a)  the approval for the caravan park or camping ground, 
(b)  the community map, 
(c)  this Regulation.   

A community map has been 
conditioned.  

A copy of the community map must be displayed in a 
prominent position in the caravan park or camping ground. 

To be conditioned 

cl.126 Garbage removal  
Arrangements specified in an approval must be implemented 
and maintained— 
(a)  for the removal of garbage, and 
(b)  to keep garbage receptacles in a clean and sanitary 
condition. 

Bins provided throughout the site, 
garbage is collected by private 
collection.  

cl.127 Fire hydrants  
Fire hydrants 
(1)  No part of a dwelling site, camp site or community 
building within a caravan park or camping ground may be 
located more than 90 metres from a fire hydrant. 

Capable of complying. A fire 
hydrant plan with hose reels was 
submitted. A condition is 
recommended to ensure hydrants 
are no greater than 90m. 

A fire hydrant located within a caravan park or camping 
ground must— 
(a)  be a double-headed pillar-type fire hydrant, and 
(b)  be maintained to the standard specified in the approval. 

To be conditioned 

cl.128 Fire hose reels  
Fire hose reels must be installed so that each dwelling site or 
camp site in the caravan park or camping ground can be 
reached by a fire hose. 

To be conditioned 

The fire hose reels must be— To be conditioned 
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(a)  constructed in accordance with AS/NZS 1221:1997, Fire 
hose reels, and 
(b)  installed in accordance with AS 2441—2005, Installation 
of fire hose reels. 

The holder of the approval must give the council a certificate 
(a fire hose reel certificate)— 
(a)  7 days after the installation of a fire hose reel, and 
(b)  at least once each calendar year for each fire hose reel 
installed in the caravan park or camping ground. 

To be conditioned 

The fire hose reel certificate must state that— 
(a)  the fire hose reel has been inspected and tested by an 
appropriately qualified person, and 
(b)  on the date of inspection and testing, the fire hose reel is 
capable of performing to the required standard. 

To be conditioned 

cl.129 Car washing bay  
A caravan park must be provided with an area for washing 
vehicles. 

Complies – a car wash has been 
proposed.  

cl.130 Buildings  
A building must not be erected in a caravan park or camping 
ground unless the approval allows the erection of the 
building. 

Complies – an amenities building is 
proposed under this application 

An approval may allow— 
(a)  the erection of a community building on land in the 
caravan park or camping ground that is not a dwelling site or 
camp site, and 
(b)  the erection of an ensuite facility on a dwelling site or 
camp site. 

Community buildings and facilities 
have been provided. This has been 
proposed on a lot separate to each 
dwelling site. 

 
(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 4.7 Tree Preservation Order 
There are no trees listed within Part 4.7 located on the site that have been identified as a 
significant tree that requires preservation. 

Part 5.1 Car Parking 
A calculation has not been done under Part 5.1 of the DCP. The Local Government Regulation 
takes precedence and under Section 98 number of parking spaces required.  
 
In accordance with the regulation, 7 visitor spaces are required and each site is to provide 1 
parking space. 7 visitor spaces have been proposed near the entrance to the park and each site 
has 1 parking space each nominated on the plan. 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 15 NOVEMBER 2023  
REPORT 8.2 

 

85 
 
 
 

 

Part 5.2 Flooding 
As noted within the assessment comments under Clause 5.21 of the LEP 2012, part of the site is 
identified as low, medium and high flood risk and is impacted by overland flows associated with the 
1% AEP flood event. 
 
Council’s DCP 2013 Section 5.2 Flooding breaks flooding into three categories low, medium and 
high. Appendix A - Matrix 1 Urban Floodplains contained within Council’s DCP states that Tourist 
and Visitor related development is an unsuitable land use within areas nominated as high flood 
risk. It is noted that the proposed works are located within a medium risk area.  
 
The DCP 2013 matrix lists a number of requirements for tourist and visitor development in the 
medium risk precinct such as floor level heights, flood compatible materials, evacuation strategies. 
The applicant has submitted a site-specific flood study which demonstrates how each cabin that is 
flood affected must have a finished floor level height above the relevant flood level. The new 
cabins will be constructed on piers (similar to existing cabins) allowing any overland flow of water 
to be unobstructed. Additionally, details of evacuation were provided demonstrating that occupants 
can safely evacuate when flood waters are predicted to enter the site. A safe evacuation route 
exists away from the hazard heading south along Bell Street.  
 
Councils Engineer has reviewed the merits of this assessment in accordance with the DCP and 
has advised the proposal is supportable subject to conditions of consent.  

Part 5.3 Stormwater Management 
Council’s Development Engineer has reviewed the proposal and noted that the applicant provided 
conceptual stormwater plans showing a proposed drainage network and overland flow locations. A 
detailed design for the stormwater associated with each stage of the development will be required 
to be provided at that time. This requirement will be included as a condition of consent. 
 
Given the site’s location in the lower reaches of the catchment and its flood affectation, it is 
considered that the provision of on-site detention should not be required on this site.  
 
In order not to increase or concentrate any runoff onto the adjoining property to the north, the 
applicant is proposing the following: 

• All new camping sites are to be grassed only with no increase in hard stand area. 
• The new road is to be constructed with a permeable surface treatment. 
• The new road is to be constructed at the current natural surface level so as not to cause 

ponding or concentration. 
 
The above points/recommended controls will be included as conditions of consent. The following 
additional controls will also be included as conditions of consent below: 

• Any existing or proposed stormwater outlets on the northern portion of the site shall be 
constructed as level spreaders or sills to ensure any discharged stormwater is in the form of 
sheet flow and not concentrated to a single point. 

• Level spreaders and sills must be constructed from long lasting materials such and 
concrete or rock. The use of earthen berms is not considered appropriate. 

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

MID-WESTERN REGIONAL CONTRIBUTIONS PLAN 2019 
Pursuant to Council’s Contributions Plan 2019, the development is proposing a caravan park that 
has a proposed cost greater than $200,000. Therefore, a levy of 1% applies in accordance with the 
Plan. 
The contribution payable has been calculated based on the submitted application costing being 
$1,644,011.83 x 1% = $16,440.12. A condition has been applied accordingly.  

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. This is because the existing 
caravan already has development consent and an approval to operate for a larger number of sites 
than is proposed under this application. On this basis, it is considered that the site benefits from an 
existing credit because contributions would have previously been levied. The proposed alterations 
do not increase the maximum number of sites previously approved, therefore no charges can 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 

Additional matters that consent authority must consider: 
The Regulations requires Council to consider AS2601 when consent is sought for demolition of a 
building. The application includes demolition and compliance with AS2601 will be required and 
included as a condition of consent. 

 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. 
 
Context and Setting 
The existing and proposed development is located at the entrance to Mudgee, at the interface of 
the rural landscape and established and new residential development. The development is a 
natural extension of development in the area. The proposal has incorporated landscaping and 
fencing to improve the interface to the street.  
 
Access, Transport and Traffic 
Existing access is to be retained from Bell Street. Councils Engineer has advised that based on the 
traffic flows and number of sites, no upgrade is required. All internal roads are considered 
adequate for internal circulation. Appropriate conditions have been recommended to ensure the 
roads achieve Councils access standards. 
 
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. 
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Utilities 
All relevant utilities are available or can be made readily available to the site as discussed 
throughout this report. 
 
Heritage 
Not Applicable 
 
Other Land Resources 
Not Applicable 
 
Water 
The additional stormwater runoff generated by the proposed development can be managed 
internally within the site without the need for on-site detention. Conditions have been 
recommended. 
 
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. 
 
Air and Microclimate 
The development is not expected to emit any dust, particulates, odours, fumes, gases or pollutants 
to any significant degree. 
 
Flora and Fauna 
The proposed development is not identified as containing sensitive biodiversity. Notwithstanding, 
no trees are proposed to be removed.  
 
Waste 
All waste will be removed via a waste contractor. Suitable conditions have been included. 
 
Energy 
The proposed development will not use any more energy than any like development. 
 
Noise and Vibration 
The proposed development is not considered to be an offensive noise omitting use. It is a caravan 
park which has hours of operation with curfews for communal areas (e.g. camp kitchen). The 
caravan park currently utilise a plan of management which includes noise ameliorating measures. 
A condition of consent is recommended to ensure a plan of management is provided which 
incorporates the proposed development sought under this application.  
 
Natural Hazards 
The development site is identified as being flood prone, as discussed throughout this report 
suitable measures have been proposed to mitigate the impacts of flooding to the development and 
the surrounding area as a result of the proposal. 
 
The site is not identified as being affected by geological / soil instability or bushfire. 
 
Technological Hazards 
There are no known risks to people, property or the biophysical environment, resulting from 
technological or industrial hazards, or building fire risk. 
 
Safety, Security and Crime Prevention 
The design of the proposed development provides for suitable access control.  
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Social Impact in the Locality 
The proposed development is appropriately located in the SP3 – Tourist Zone on the fringe of 
Mudgee and is expected to have a positive social impact.   
 
Economic Impact in the Locality 
The proposed development will provide employment opportunities during construction and 
operation. 
 
Site Design and Internal Design 
Adequate as discussed throughout this report. 
 
Construction 
The impacts of construction activities may be regulated by conditions. 
 
Cumulative Impacts 
The proposed development is not expected to contribute to cumulative impacts. 
 
Suitability of Site for Development – 4.15(1)(c) 

(A) DOES THE PROPOSAL FIT IN THE LOCALITY? 
Whilst there are no hazardous land uses or activities nearby, it is considered that the development 
has been designed to ensure there is minimal impact on the locality and surrounding land. Further, 
key areas of concern from the community are able to be appropriately justified and/or conditioned 
to ensure compliance.  

 (B) ARE THE SITE ATTRIBUTES CONDUCIVE TO DEVELOPMENT? 
The site is not subjected to any significant natural hazards, with the exception of flooding as noted 
within this report. The proposal 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 8 May 2023. During the notification period, 2 
submission/s were received. 
The applicant lodged amended plans and supporting reports during the assessment process to 
respond to Councils requests, and in relation to concerns of the community. Such additional 
information was not considered to alter the development proposal or warrant re-notification of the 
proposal to the community. 
The submissions received by Council raised the following key concerns with comments provided in 
the table below: 

Key Concern Raised: Comment: 

Privacy and Noise 
(from Cabins and Camp 
Kitchen)  

The camp kitchen and the cabins adjoining the residential dwellings 
on Saleyards Lane are existing. The pattern of development matches 
the original approval which had dwelling sites in this location. 
 
It is noted that the cabins shown on site 68-73 of the plan are 
approximately 900mm off the rear boundary. This development 
application is seeking that future cabins on these lots be moved 
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further forward to achieve a greater rear setback of 2.5m which will 
result in an improved privacy/noise outcome in this location. This is 
consistent with the remaining cabins on sites 74-80 which are setback 
2.5m. As discussed throughout this assessment, this is a long-term 
plan and these works may not happen immediately, but will be 
undertaken over time.  
 
Notwithstanding the above, the existing cabins are located on the 
lower side to dwellings on Saleyards Lane. The finished floor level 
height of each cabin ranges between 400-700mm above natural 
ground level, which is considered reasonable. The existing cabins 
have high-light windows, obscured glazing which limits the opportunity 
of overlooking.  
 
The existing 1.8m timber fence between the Saleyards Lane dwellings 
and cabins is considered acceptable. To manage any future privacy 
concerns however, a condition of consent is recommended to ensure 
that any new cabins on sites 68-73 have a sill height of at least 1.5m 
to the southern façade or obscured glazing.  
 
The camp kitchen is existing. It is noted that the increase in short term 
sites and camping will likely increase the use of the camp kitchen. 
However, the kitchen achieves the required 10m setback providing 
separation between the Saleyards Lane dwellings. The applicant has 
advised that procedures are in place to manage noise from the 
caravan park as a whole. In particular, there is a 10pm curfew and 
internal security that monitors the site.  A condition of consent will 

require the applicant submit their Plan of Management to Council.   
 
Figure 6 – High resolution image of existing development – 23 July 2023   

Stormwater drainage As part of a request for further information the applicant was 
requested to address their proposed method of stormwater drainage. 
It was raised that Council does not permit stormwater drainage onto 
adjoining and without an easement.  

Sites 68-
 

Camp Kitchen 
(Existing) 

Saleyards Lane 
Dwellings 
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An amended stormwater concept plan was provided which revised 
their proposed method of discharge which shows the runoff as being 
contained within the subject site/   
 
In order not to increase or concentrate any runoff onto the adjoining 
property to the north, the applicant is proposing the following: 

 All new camping sites are to be grassed only with no increase in hard 
stand area. 

 

 The new road is to be constructed with a permeable surface 
treatment. 

 

 The new road is to be constructed at the current natural surface level 
so as not to cause ponding or concentration. 
 
The plan is generally supported by Councils Engineering Department, 
subject to recommended conditions to ensure that the development 
does not impact on surrounding properties as result of the proposal 
proceeding.  

Watercourse adjacent 
to the development site 

It is acknowledged that the adjacent site to the north west contains a 
watercourse which carries flows from the Upper Mudgee Catchment. 
Typically, any development within 40m of a watercourse required 
concurrence from the water approval authority (Natural Resources 
Access Regulator) and the issuance of a Controlled Activity Approval 
(CAA) under Section 91 of the Water Management Act 2000.  
However, in this instance, as the application is made on behalf of a 
public authority (Council) an exemption exists under Section 41 of the 
Water Management Regulation 2018. In this regard, no CAA by NRAR 
has been required.  
 
Notwithstanding, a merits-based assessment has been undertaken of 
the proposed development and any likely impact on the adjacent 
watercourse in terms of stormwater management, erosion and 
sediment control and flood affectation. The proposed development is 
considered acceptable.  

As noted above, and as a result of a full merits-based assessment of the proposal, conditions are 
considered to be able to be imposed for the development in order to address the relevant concerns 
raised by the community.  

(B) SUBMISSIONS FROM PUBLIC AUTHORITIES 

The application was referred to: 

• Essential Energy with advisory comments only provided.  
 

The above external referral response has been included within this report and included as 
recommended conditions of consent.  
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The Public Interest – 4.15(1)(e) 

(A) FEDERAL, STATE AND LOCAL GOVERNMENT INTERESTS AND COMMUNITY 
INTERESTS 
The proposed development has resulted in significant community interest however, the majority of 
the key areas for concern have been addressed by the applicant and may be restricted via 
conditions of consent to mitigate impacts during operations.  

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 provided a final referral response with the recommendation 
of a number of conditions of consent to address a number of concerns.    

(C) HERITAGE ADVISOR 
Council's Heritage Advisor has not raised any objections to the proposal as noted within the 
Clause 5.10 LEP assessment of the application.  

(D) ENVIRONMENTAL HEALTH OFFICER  
Council’s Environmental Health Officer has reviewed the acoustic report and odour report and has 
recommended conditions of consent to address these concerns.     
 
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 
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 & Assessment Regulation 2021 
Mid-Western Regional Local Environmental Plan 2012 
Local Government (Manufactured Home Estates, Caravan Parks, Camping Grounds and 
Moveable Dwellings) Regulation 2021 
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Financial implications 
The Applicant will be required to pay developer contributions in accordance with the Mid-Western 
Regional Contributions Plan 2019. 
 
Associated Risks 
Should Council refuse the Development Application, the applicant may seek a further review of this 
decision or appeal through the Land and Environment Court. 
 
 
 

HANNAH DRAPER 
TOWN PLANNER 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

30 October 2023 
 
Attachments: 1. Development Plans. (separately attached)   

2. Statement of Environmental Effects. (separately attached)   
3. Public Submissions (Redacted). (separately attached)   
4. Flood Impact Report. (separately attached)    

 
 

APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.3 Planning Proposal Lot 3 DP 1223039 - 277 Black Springs 
Road, Eurunderee 

REPORT BY THE MANAGER STRATEGIC PLANNING  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, LAN900155 
    
 

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

Lot 3 DP 1223039, 277 Black Springs Road, Eurunderee;  

2. provide initial support for the part rezoning from C3 Environmental Management 
to R5 Large Lot Residential and part change to minimum lot size from 400ha to 
12ha of Lot 3 DP 1223039, 277 Black Springs Road, Eurunderee; 

3. forward the Planning Proposal to amend the Mid-Western Regional Local 
Environmental Plan 2012 to the NSW Department of Planning and Environment 
seeking a Gateway Determination in accordance with Section 3.34 of the 
Environmental Planning and Assessment Act 1979; 

4. suggest as a condition of any future Gateway Determination, that a bushfire 
hazard assessment report, biodiversity assessment report and a land use 
conflict risk assessment be required; and 

5. undertake community consultation as outlined within any approved Gateway 
Determination. 

 

Executive summary 
Council has received a Planning Proposal seeking an amendment to the Mid-Western Regional 
Local Environmental Plan 2012 (LEP) to rezone part of Lot 3 DP 1223039 from C3 Environmental 
Management with a current minimum lot size of 400 hectares to R5 Large Lot Residential with a 
minimum lot size of 12ha. 
 
The subject site is approximately 58.03 hectares in total. The subject site has frontage to both 
Black Springs Road and Saddleback Trail, approximately 9.2 kilometres north of Mudgee. Black 
Springs Road runs along the eastern boundary and Saddleback Trail to the south of the site.  
 
The Planning Proposal has been considered in accordance with Council’s Comprehensive Land 
Use Strategy (CLUS), specifically, Part C. Part C outlines the future large lot residential land supply 
opportunities around Mudgee and beyond. The northern part of Lot 3 DP 1223039 currently zoned 
C3 Environmental Management is located within a short-term opportunity area. The proposed 
rezoning and change to the minimum lot size is considered consistent with Part C of the CLUS. 
 
The submitted Planning Proposal has been prepared generally in accordance with the structure 
outlined in the NSW Department Planning and Environment (DPE) Local Environmental Plan 
Making Guideline. The report outlines the context, intended outcomes, explanation of provisions 
and justification for the Planning Proposal.  
 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 15 NOVEMBER 2023  
REPORT 8.3 

 

94 
 
 
 

 

The staff recommendation is to provide initial support for the Planning Proposal and to send to the 
Department of Planning and Environment (DPE) for a Gateway Determination with a request that a 
bushfire hazard report, biodiversity assessment report and a land use conflict risk assessment be 
required to be provided prior to community consultation. If the staff recommendation is supported, 
the Planning Proposal along with the Council resolution will be forwarded to DPE for Gateway 
Determination. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Planning Proposals 
Planning Proposal is a term used to describe the process of rezoning or making an amendment to 
a Local Environmental Plan (LEP).  A Planning Proposal application is a document that explains 
the intended effect of the LEP amendment and provides a strategic justification for doing so. DPE 
has issued the Local Environmental Plan Making Guideline, to provide guidance and information 
on the process for preparing planning proposals and making the amendment to the LEP.   
 
Previous Planning proposals 
A Planning Proposal was considered for the site in 2014. The Planning Proposal sought the 
rezoning and change to minimum lot size to achieve a 5-lot subdivision, Council only supported the 
rezoning to create of 4 lots. The fifth lot was not supported for the following reasons, as detailed in 
Business Paper from Ordinary Meeting 5 February 2014 (Item 6.3.4): 

Lots 1-4 are supported, however lot 5 does not provide sufficient land within the proposed R5 
part of the lot to meet the minimum lot size of 12ha recommended in Part 4.8.3 of the CLUS 
and prescribed in Council’s LEP 2012. Any future dwelling on proposed lot 5 would need to 
factor-in bush fire asset protection zones, effluent disposal areas and chemical spray drift 
buffers to protect the residential use from adjacent agricultural activities. This would lead to a 
highly contained lot which is considered an undesirable outcome.   

 
The current Planning Proposal before Council for consideration addresses bushfire asset 
protection zones and effluent disposal areas. It is noted, bushfire asset protection zones are 
addressed in the Planning Proposal, however, a comprehensive bushfire hazard report is 
recommended. The Planning Proposal generally discusses potential future land use conflict, 
however, to ensure this is appropriately considered a land use conflict risk assessment is 
recommended to be part of any future Gateway Determination.  
 
The Gateway Process 
DPE is responsible for assessing Planning Proposals through the Gateway Process. Details of the 
Gateway Process are outlined in the Local Environmental Plan Making Guideline (September 
2022).  
 
Gateway Timeline 
The following table summarises the key components of making an amendment to the Mid-Western 
Regional Local Environmental Plan (LEP) and the progress of the current Planning Proposal 
through the various stages. The below table demonstrates the Planning Proposal is within the 
initial stage of the process.   
Stage Completed Comment 
Preparation of a Planning Proposal   

   Planning Proposal lodged with Council   September 2023 
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Staff undertake assessment  July, August, September 2023 

Council Decision to Support Proposal  The Planning Proposal is being reported 
to 15 November 2023 meeting 

Issue of Gateway Determination   

Council Requests Gateway Determination   

DP&E Issues Gateway Determination   

Gateway Conditions Satisfied   

Consultation   

Consultation with Relevant Agencies   

Public Exhibition   

Post-Exhibition Report to Council   

Finalisation of the Planning Proposal   

Council Exercises Delegation to Prepare LEP   

Draft LEP by Parliamentary Council   

Opinion Issued and LEP Made   
 
PROPOSAL CONTEXT 
The subject site is currently spilt zoned C3 Environmental Management and R5 Large Lot 
Residential. The Planning Proposal seeks to rezone part of Lot 3 DP 1223039 (subject site) from 
C3 Environmental management with a current minimum subdivision lot size of 400 hectares to R5 
Large Lot Residential with a minimum lot size of 12 ha. The maps below highlights the current and 
proposed zoning and current and proposed minimum lot size. The area of the site to be rezoned to 
R5 Large Lot Residential measures 8.187 hectares.  
 

  
Current Zoning Proposed Zoning 
 
The proponent has provided a concept subdivision plan for the 12 ha lots, provided below. It is 
important to note that due to the established vegetation, 3 lots is the absolute maximum yield for 
the subject site. 
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INTENDED OUTCOMES 
The intended outcome is that the subject site has the opportunity to be subdivided to create lots 
meeting the mapped minimum lot size subject to consideration through the development 
application process.    
The proponent has outlined that the future sources of water will be onsite rainwater tanks and if 
feasible and allowable a dam may be established for non-potable water for lot 5. On-site effluent 
management for each lot is proposed.  
 
EXPLANATION OF PROVISIONS 
The Planning Proposal details how the objectives and intended outcomes will be achieved by: 

• Amending part of the zone indicated on Land Zoning Map - Sheet LZN_006 and LZN_006F 
from C3 environmental management zone to R5 Large Lot Residential. 

• Amending part of the minimum lot size indicated on the Lot Size Map – Sheet LSZ_006 and 
LSZ_006F from (AF) 400 hectares to (AB2) 12 hectares. 
 

JUSTIFICATION 
The DPE Local Environmental Plan Making Guideline outlines questions to consider when 
demonstrating the justification. The questions most pertinent in consideration of this Planning 
Proposal are discussed below.  
 
Is the planning proposal a result of an endorsed local strategic planning statement, 
strategic study or report? 
The Planning Proposal is generally consistent with the Local Strategic Planning Statement (LSPS) 
in particular, Planning Priority 2 ‘make available diverse, sustainable, adaptable and affordable 
housing options through effective land use planning’. 
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The Planning Proposal has been assessed in accordance with Council’s Comprehensive Land Use 
Strategy (CLUS), specifically Part C. Part C Figure 4.3 Regional Lifestyle opportunities 15km offset 
area surrounding Gulgong outlines visually the large lot opportunities. An excerpt of Figure 4.3 is 
provided below. The identified red area generally aligns with the orange/yellow short-term 
opportunity area. It is acknowledged the yellow short-term opportunity area is vegetated, however 
the proponent has demonstrated there is sufficient cleared area on the proposed lot to support the 
erection of a future dwelling. Regardless, it is important as part of this process to understand the 
value of the established vegetation, accordingly, the preparation of a biodiversity assessment 
report is included in the recommendation. 

 
 
Is the planning proposal the best means of achieving the objectives and intended 
outcomes, or is there a better way? 
The rezoning of the subject site is the only means of achieving the objectives and intended 
outcomes of the Planning Proposal.  
 
Is the planning proposal consistent with applicable Ministerial Directions (section 9.1 
Directions)? 
The Planning Proposal is generally consistent with the Ministerial Directions. The two Directions 
that are inconsistent – 9.1 Rural zones and 9.2 Rural lands – are justified by an endorsed strategy 
being the CLUS that identifies the subject site as a short-term opportunity. 
 
Is there any likelihood that critical habitat or threatened species, populations or ecological 
communities or their habitats, will be adversely affected because of the proposal?  
The vegetated areas of the subject site are identified on the Biodiversity Values Map, the Planning 
Proposal states that no vegetation removal is required to achieve the dwelling envelope. However, 
due to the rezoning on this area and additional land uses to be permissible on this land, is it 
appropriate for a biodiversity assessment report to be prepared (as included in the 
recommendation) as well as consultation be undertaken with the Biodiversity, Conservation and 
Science Directorate within the NSW Environment and Heritage. 
 
Has the planning proposal adequately addressed any social and economic effects? 
The Mudgee Local Aboriginal Land Council provided a clearance letter for the 2015 Planning 
Proposal. The clearance letter stated they supported the proposed subdivision facilitating the 
erection of dwellings. The clearance letter has been provided with this planning proposal. 
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The subject site does not contain any Heritage Items nor does it fall within a Conservation Area – 
General. The subject site is also not in close proximity to any heritage items.  
 
What are the views of state and federal public authorities and government agencies 
consulted in order to inform the Gateway determination? 
It is proposed that the following authorities and government agencies will be consulted as part of 
any exhibition port Gateway: 

• NSW Environment and Heritage - Biodiversity, Conservation and Science Directorate 
• Office of Water 

 
LOCAL PLAN MAKING AUTHORITY 
In accordance with the Local Environmental Planning Making Guideline, Council is to nominate the 
Local Plan Making Authority (LPMA) person who will be carrying out the work to amend the LEP. 
For basic LEP amendments, the Council usually nominates itself as the LPMA. In this instance as 
the LEP amendment is of a routine type, it is recommended that the General Manager be 
delegated to carry out the LEP making function on behalf of Council.  
 
NEXT STEP  
If Council supports the recommendation, the next step would involve forwarding the Planning 
Proposal and a Council resolution of initial support to the DPE seeking a Gateway Determination. 
 
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 Comprehensive Land Use Strategy, August 2010 
 
Council Policies 
The forwarding of the Planning Proposal will not require any change to relevant policies.  
 
Legislation 
The Planning Proposal has been considered in accordance with Division 3.4 Environmental 
Planning Instruments - LEPs (previously Division 4) Local Environmental Plans of the 
Environmental Planning and Assessment Act 1979 and the Mid-Western Regional Local 
Environmental Plan 2012. 
 
Financial implications 
Nil 
 
Associated Risks 
If Council does not wish to provide initial support for the Planning Proposal, Council may resolve 
not to proceed with the Planning Proposal.  
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SARAH ARMSTRONG 
MANAGER STRATEGIC PLANNING 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

30 October 2023 
 
 
Attachments: 1. Planning Proposal. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.4 Planning Proposal Housekeeping Amendment - Post 
Exhibition 

REPORT BY THE MANAGER STRATEGIC PLANNING  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, LAN900121, PP-2022-3462 

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

Housekeeping Amendment - Post Exhibition; and 

2. exercise its delegation in the preparation of the Housekeeping Amendment of the 
Mid-Western Regional Local Environmental Plan to: 
a) update the property address and/or legal description of Heritage Items in 

Schedule 5 Environmental Heritage and remove incorrect listings, with the 
amendment to the legal description of Quartz Roasting Pits Complex to Lot 1 
DP584428, Lot 12 DP756877 & Lot 13 DP756877; 

b) include 6 Bulga Street, Gulgong (dwelling) – Lot 3 DP 570476 in Schedule 5 
Environmental Heritage; 

c) rezone Lot 3 DP 1172889 and part of a crown road to E1 National Parks and 
Nature Reserves; and 

d) include a dwelling entitlement for Lots 4, 5, 6, 7, 8 and 9 DP 271077 in 
Schedule 1 Additional Permitted uses. 

 

Executive summary 
At Council’s 18 September 2021 ordinary meeting, Council resolved to support the Planning 
Proposal and to forward it to the NSW Department of Planning and Environment (DPE) for a 
Gateway Determination. The Planning Proposal is a housekeeping amendment. The 
Housekeeping Amendment is minor in nature, is intended to correct any discrepancies and did not 
require any strategic land use studies to be undertaken. 
 
A conditional DPE Gateway Determination was granted on 23 December 2022. The Planning 
Proposal was placed on public exhibition on 9 September 2023 until 6 October 2023, in 
accordance with Condition 2. No submissions were received during the exhibition period. Council 
consulted with the Department of Planning and Environment – Environment and Heritage Group, 
Heritage NSW and National Parks and Wildlife Service (NPWS). A response was received from the 
NPWS requesting the legal description of one item be amended, this amendment is supported and 
is detailed in the recommendation. 
 
The purpose of this report is to provide Council with a post exhibition report and progress the 
Housekeeping Amendment to Stage 6: Finalisation of the LEP making process. 
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Disclosure of Interest 
Nil 
 
Detailed report 
Planning Proposals  
Planning Proposal is a term used to describe the application and process of rezoning or making an 
amendment to a Local Environmental Plan (LEP). A Planning Proposal application is a document 
that explains the intended effect of the LEP amendment and provides a strategic justification for 
doing so. The Department of Planning and Environment (DPE) has issued Local Environmental 
Plan Making Guideline, to provide guidance and information on the process for preparing planning 
proposals.  
 
The Gateway Process  
DPE is responsible for assessing Planning Proposals through the Gateway Process. Details of the 
Gateway Process are outlined in DPE’s Local Environmental Plan Making Guideline. 
 
Gateway Timeline  
The following table summarises the key components of making an amendment to the Mid-Western 
Regional Local Environmental Plan 2012 and the progress of the current Planning Proposal 
through the various stages.   

Stage Completed Comment 
Preparation of a Planning Proposal 

Staff prepared the Planning Proposal  August - September 2021 

Council Decision to Support Proposal  15 September 2021 
Issue of Gateway Determination 

Council Requests Gateway Determination  October 2022 

DPE Issues Gateway Determination  December 2022 

Gateway Conditions Satisfied  July 2023 
Consultation 

Consultation with Relevant Agencies 

 

Agency consultation with: 
- Department of Planning and 

Environment – Environment 
and Heritage Group, Heritage 
NSW and National Parks and 
Wildlife Services. 

Public Exhibition  9 September - 6 October 2023 

Post-Exhibition Report to Council 
 

Planning Proposal Post Exhibition 
is being reported to 15 November 
2023 meeting. 

Finalisation of the Planning Proposal 
Council Exercises Delegation to Prepare LEP   

Draft LEP by Parliamentary Council   

Opinion Issued and LEP Made   
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GATEWAY DETERMINATION  
A conditional Gateway Determination was received on 23 December 2022 and included six 
standard conditions. The Planning Proposal was amended in accordance with Condition 1. The 
amended Planning Proposal is provided as attachment 2. 
 
CONSULTATION  
Community Consultation  
Condition 2 of the Gateway Determination required Council to undertake community consultation 
with a public exhibition period of 28 days. During the public exhibition no submissions were 
received.  
 
Agency Consultation 
In accordance with Condition 3, the Planning Proposal was referred to the Department of Planning 
and Environment – Environment and Heritage Group, Heritage NSW and National Parks and 
Wildlife Services. A response was received and provided as Attachment 2. 
 
The submission requested the legal description of the ‘Quartz Roasting Pits Complex’ be updated 
to the correct legal description. The Planning Proposal provided as Attachment 1 has been 
updated, as detailed below:    

 
 
The submission also requested the listing of two additional sites - Valentine’s Mine, Hill End 
Historic Site and Gowrie Hut Complex, Wollemi National Park. Council appreciates the suggestion 
and identification of additional items; however, this current amendment is a housekeeping 
amendment, with no additional items being recommended for listing. Council will keep this 
information on file for the next general amendment to the LEP.  
 
FINALISATION OF PLANNING PROPOSAL  
The recommendation of staff is to proceed to Stage 6: Finalisation. Stage 6 is the last stage in the 
LEP making process.  
 
Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Make available diverse, sustainable, adaptable and affordable housing options 

through effective land use planning 
 
Strategic implications 
Council Strategies 
Mid-Western Regional Comprehensive Land Use Strategy, August 2010. 
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Council Policies 
The steps involved towards the notification of the Planning Proposal will not require any change to 
relevant policies. 
 
Legislation 
The Planning Proposal has been considered in accordance with Division 3.4 Environmental 
Planning Instruments - LEPs (previously Division 4) Local Environmental Plans of the 
Environmental Planning and Assessment Act 1979 and the Mid-Western Regional Local 
Environmental Plan 2012.  
 
Financial implications 
Nil 
 
Associated Risks 
If Council does not wish to proceed with finalisation of the Planning Proposal, it can withdraw its 
support at this stage in the Gateway Process. Council would be required to formally resolve not to 
proceed with the Planning Proposal and advise DPE accordingly. 
 
 
 

SARAH ARMSTRONG 
MANAGER STRATEGIC PLANNING 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

30 October 2023 
 
Attachments: 1. Planning Proposal (updated post exhibition). (separately attached)   

2. DPE National Parks and Wildlife Service Submission. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.5 Housing Strategy Funding 
REPORT BY THE MANAGER STRATEGIC PLANNING  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, LAN900052 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Strategic Planning on the Housing Strategy 

Funding; 

2. if successful, accept the grant funding from the Department of Planning and 
Environment - Regional Housing Strategic Planning Fund (Round 2) for the 
preparation of a Housing Strategy for $195,000.00 (excluding GST) and amend 
the 2023/24 budget and set an expenditure of $155,000.00 and amend the 2024/25 
and set an expenditure of $40,000.00 and authorise the General Manager to 
finalise and sign the funding agreement; and 

3. if Council is unsuccessful in obtaining the grant funding, amend the 2023/24 
budget and set an expenditure of $155,000.00 and amend the 2024/25 budget and 
set an expenditure of $40,000.00 for the preparation of a Housing Strategy of 
$195,000.00 funded from unrestricted cash. 

 
 
Executive summary 
Council has applied to the Department of Planning and Environment for a Regional Housing 
Strategic Planning Fund (Round 2) grant to fund the preparation of a housing strategy.  
 
It is recommended that if Council is successful in the grant application, that Council accepts the 
grant funding, and authorises the General Manager to sign the funding agreements and amend 
Council’s Budget for 2023/24 and 2024/25. 
 
If Council are unsuccessful in the grant application, it is recommended that Council funds the 
preparation of a Housing Strategy from unrestricted cash.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
Up to 3 million dollars is available in the Regional Strategic Planning Fund, Round 2 for grants of 
up to $250,000 to support regional councils’ upfront strategic planning to help deliver housing and 
provide greater certainty about where, when and what types of homes will be built. 
 
Council made a grant application of $195,000.00 to fund the engagement of a consultant to 
prepare a Housing Strategy. The grant application satisfied the eligibility and assessment criteria.  
 
The preparation of a Housing Strategy will focus on residential land supply and housing typology 
needs for the four towns, Gulgong, Kandos, Mudgee and Rylstone. The Housing Strategy will 
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identify the location of additional supply to meet the land use planning horizon to ensure sufficient 
supply is available to meet demand.  
 
The preparation of the Housing Strategy will include extensive community engagement including a 
housing forum to gain an understanding of the changing housing needs of the community. 
 
If Council are unsuccessful in the grant application, to ensure the project proceeds, the 
recommendation is that Council funds the preparation of a Housing Strategy from unrestricted 
cash.  
 
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 
The need for the preparation of a Housing Strategy is highlighted in the adopted Mudgee and 
Gulgong Urban Release Strategy 2023 Update. 
 
Council Policies 
Nil 
 
Legislation 
Nil 
 
Financial implications 
If successful, amend the 2023/24 budget and set an expenditure of $155,000.00 and amend the 
2024/25 and set an expenditure of $40,000.00 for the preparation of a Housing Strategy.  
 
Or, if Council is unsuccessful in obtaining the grant funding, amend the 2023/24 budget and set an 
expenditure of $155,000.00 and amend the 2024/25 budget and set an expenditure of $40,000.00 
for the preparation of a Housing Strategy of $195,000.00 funded from unrestricted cash. 
 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2023/24 - - - 

Future Years 
 

X - - 
 
Associated Risks 
If the grant funding for the Housing Strategy project is successful and not accepted by Council or 
Council does not fund the project from unrestricted cash the project will not be able to proceed. If 
the project does not progress Council will not have a sufficient land supply available to meet the 
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growing housing demands for the region. An inadequate land supply will possibly result in rental 
and mortgage stress for residents. 
    
 
 

SARAH ARMSTRONG 
MANAGER STRATEGIC PLANNING 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

30 October 2023 
 
Attachments: Nil 
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.6 Saleyards Strategic Plan Review 
REPORT BY THE MANAGER ECONOMIC DEVELOPMENT  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, ECO800001 

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

Strategic Plan Review; 

2. place the Saleyard Strategic Plan 2023 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 Saleyards Strategic Plan 2023. 

 

Executive summary 
Having received, exhibited, and accepted the previous 5-year Saleyards Strategic Plan in 2018, 
the Economic Development Team has prepared a new 5-year plan to meet the current and future 
challenges of the saleyards. 
 
It is recommended that the Saleyard Strategic Plan 2023 is placed on exhibition and if no 
submissions are received, adopt the Saleyards Strategic Plan 2023. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The Saleyards Strategic Plan 2023 has been prepared with a focus on stakeholder engagement to 
ensure that the plan is relevant to the community, identifies and articulates the trends that need to 
be considered, and prioritises opportunities to be actioned for the development of a sustainable 
business. 
 
Key elements of the plan include: 

• History of the yards 
• Key performance indicators 
• Objectives of the plan and yards 
• Stakeholder and community engagement 
• Operational review 
• Strengths, weaknesses, opportunities, and threats (SWOT analysis) 
• Business development strategy options 
• Action plan 
• Action tables 
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• Recommendations 
 
Key Recommendations from the strategy include: 
Revenue 

• Support the introduction of online sales along with store cattle sales 
o 4 Super Store sales per year commencing in the 23-24 sales year 
o Increased competition and improve prices for vendors 

• Advertising 
o Prospectus and Saleyard signage opportunities 
o Potential revenue is $15,800 per annum 

• Tourism 
o Introduce Saleyard tours of monthly store cattle sales 
o Possibility to be advertised by Mudgee Region Tourism 
o Not for profit group visits proposed fee of $10 per head 

 
Social/ Environmental 

• Involve schools in an annual steer preparation competition in which they manage and 
prepare a steer for sale 

o The steers would then be auctioned off as part of a key sale 
o Provides brand development, community awareness, public relations 

• Charity opportunities 
o Stock donated, then prepared and sold by Saleyard staff for an identified charity. 
o Provides brand development, community awareness, public relations 

• Reduction of energy consumption with energy efficient lighting 
o Could create savings of $4,900 or 27% per annum 

• Education days held at Saleyards 
o Increase awareness of saleyard facilities and sales for the new rural residents 

 
Facility Management 

• Internal yard flooring management 
o Dry hire of a suitable bobcat or similar would result in a 40% reduction in yard 

maintenance costs, saving over $6,000 per annum 
• Reduce running cost of lighting 

o It is estimated with smart lighting the running cost and maintenance of lighting would 
be reduce by $4,900 or 27% per annum 

• Improve asset management planning - review of key assets and re-evaluate working life 
o Sheep eID 
o Toilet amenities 
o Livestock scales 
o NILS readers replacements 

 
Community Engagement 

• Promote the results of all sales – Public Relations through social media and Council’s 
website 

• Upgrade toilet facilities 
• Upgrade and maintain canteen facilities 
• Engaging high schools in agricultural education 
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• Educational session to be at the Saleyards 
 

It is recommended that Council place the Saleyards Strategic Plan 2023 on public exhibition and 
receive a further report following the conclusion of the public exhibition period to consider any 
submissions received. If no submissions are received, adopt the Saleyards Strategic Plan 2023 as 
proposed. 
 
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 
Saleyards and Markets - Business Operational plans 
 
Council Policies 
Not Applicable 
 
Legislation 
Not Applicable 
  
Financial implications 
Moving forward, the financial projections incorporate the possibility of challenging sales 
circumstances within the region, allowing for potential annual losses of up to $94,000. However, it 
is worth noting that historically, the financial performance of the Saleyards has consistently 
reflected deficits ranging from $36,000 to $68,000.  This strategic plan is designed to minimise 
financial risks associated with market trends and optimise the available market potential. 

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2023/24 - - - 

Future Years  - - 
 
Associated Risks 

• If the Saleyard Strategic Plan 2023 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 yards' sustainability. 

• If capital funds are misdirected, they may be allocated inefficiently, resulting in poor value 
for the community. 
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MICHELE MINI 
MANAGER ECONOMIC DEVELOPMENT 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

31 October 2023 
 
Attachments: 1. Saleyards Strategic Plan. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.7 Acceptance of Grant Funding 
REPORT BY THE MANAGER ECONOMIC DEVELOPMENT  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, GRA600059 

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

Grant Funding; 

2. if successful, accept the grant funding from the following grant funding bodies: 

Grant Fund Project Grant Amount 
Requested 

NSW Government – 
NSW Football Legacy 
Fund – Round 2 

LED lighting upgrades (fields 
5 and 6 at Glen Willow) to 50 
lux training standards 

$70,000 

National Australia Day 
Council - Australia Day 
2024 Community Grants 

MWRC Australia Day Awards 
and Community Breakfast. 

$10,000 

3. if successful, amend the 2023/24 budget as follows:  
3.1 2023/24 increase the expenditure budget by $70,000 to be fully funded by 

grants for LED lighting upgrades at Glen Willow to 50 lux training standards 
on fields 5 and 6; 

3.2  2023/24 increase the expenditure budget by $10,000 to be fully funded by 
grants for the MWRC Australia Day Awards and Community Breakfast. 

4. authorise the General Manager to finalise and sign the funding agreements. 
 
 
Executive summary 
Council have applied to two funding bodies for projects identified in the Operational Plan and that 
will support the overall goals of the Community Plan. 
 
The NSW Government funding bodies identified in this report include: 

• NSW Government – NSW Football Legacy Fund – Round 2 
• National Australia Day Council - Australia Day 2024 Community Grants 

 
It is recommended that if Mid-Western Regional Council is successful in any of the above 
applications, that Council accepts the grant funding, and authorises the General Manager to sign 
the funding agreements and amend Council’s Budget for 2023/24. 
 
Disclosure of Interest 
Nil 
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Detailed report 
NSW Government – NSW Football Legacy Fund – Round 2 
The NSW Football Legacy Fund aims to improve football facilities and support infrastructure, 
increase participation opportunities, and improve female player pathways. 
 
The following project was identified as relevant and meeting the criteria of the grant fund: 

• LED lighting upgrades (fields 5 and 6 at Glen Willow) to 50 lux training standards 
 
Australia Day 2024 Community Grants 
The Australia Day 2024 Community Grants support communities to hold inclusive Australia Day 
events designed to encourage their community to “reflect, respect, celebrate”. 
 
The following project was identified as relevant and meeting the criteria of the grant fund: 

• Mid-Western Regional Council Australia Day Awards and Community Breakfast 2024 
 
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 projects support a number of Council strategies as identified in the Community Plan 
including: 

• Provide infrastructure and services to cater for the current and future needs of our 
community; 

• Support arts and cultural development across the region; 
• Support networks, programs and facilities which promote health and wellbeing and 

encourage healthy lifestyles; and 
• Promote the region as a great place to live, work, invest and visit. 

 
Council Policies 
Nil  
 
Legislation 
Nil  
 
Financial implications 
NSW Government – NSW Football Legacy Fund – Round 2 
LED lighting upgrades (fields 5 and 6 at Glen Willow) to 50 lux training standards. 
In 2023/24 increase the expenditure budget by $70,000 to be fully funded by grants. 
 
Australia Day 2024 Community Grants  
Mid-Western Regional Council Australia Day Awards and Community Breakfast 2024. 
In 2023/24 increase the expenditure budget by $10,000 to be funded by grants. 
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Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2023/24 -   

Future Years - - - 
 
Associated Risks 
If the grant funding for the above-named capital 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 each project.  These risks are managed through Council’s policies and 
procedures. 
 
The Australia Day ceremony will proceed without the additional grant funding.   
 
 
 

MICHELE MINI 
MANAGER ECONOMIC DEVELOPMENT 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

2 November 2023 
 
Attachments: Nil 
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.8 Events Assistance Applications 
REPORT BY THE EVENTS COORDINATOR  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, ECO800009, FIN300052 
    
 

RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Events Coordinator on the Events Assistance 

Applications; 

2. provide multi-year Events Assistance funding to the below applicant (includes 
cash and in-kind amounts) for the period of 2024, 2025 and 2026; and 

 2024 2025 2026 
Cudgegong Cruisers Inc. $2,500 $2,500 $2,500 

3. provide Events Assistance to the below applicants (includes cash and in-kind 
amounts) for Period 2, January – June 2024: 
Mudgee Sporting Clays $2,500 
CWA of NSW, Kandos Branch $2,500 

 

Executive summary  
This report considers applications for Events Assistance under Council’s Events Assistance Policy. 
It relates to events to be held between 1 January and 30 June 2024. A total of 3 complete 
applications were considered.  
 
It should be noted that the following events are also already approved in the 2023/24 budget via 
Events Assistance, under multi-year funding Mudgee Race Club, Rylstone Kandos Street Machine 
Club, Gulgong Eisteddfod and Rylstone Show Society. 
 
Disclosure of Interest 
Nil 
 
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. 
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Cancruise 
Cancruise will be held on the 16th March at the Mudgee Showground. The proposed event has an 
expected attendance of 1,100 attendees (both local and visiting). $920 of in-kind support was 
requested to cover the cost of venue hire and $1,000 of cash support was requested for marketing 
materials and prizes.  Based on the original application it is recommended that if Council wishes to 
support the event in 2024, 2025 & 2026 the recommended amount of funding based on the scoring 
scale is $500.  The Events Team spoke with the applicant and advised that if the funding was 
100% in-kind the eligible funding available would be $2,500 to put towards venue hire, traffic 
management and waste services, any additional cost would need to be invoiced.  The applicant 
agreed to this change and the revised recommended amount of funding based on the scoring 
scale is $2,500. 
 
FITASC Oceania Sporting Championships 
The 2024 FITASC Oceania Sporting Championships will be held on the 26th April at the 
Windermere Regional Shooting Complex. The proposed event has an expected attendance of 800 
attendees (both local and visiting). $300 of in-kind support is requested to cover the cost of a large 
road sign and $2,700 of cash support is requested for trophies, portaloos, signage, generators and 
bus hire. It is recommended that if council wishes to support this event in 2024 the recommended 
amount of funding based on the scoring scale is $2,500. 
 
CWA Kandos Gardens Fair 2024 
The 2024 CWA Kandos Gardens Fair will be held on the 23rd March in Kandos and Rylstone 
surrounds. The proposed event has an expected attendance of 1,900 attendees (both local and 
visiting). $3,000 of cash support is requested for advertising and administration support. It is 
recommended that if Council wishes to support this event in 2024 the recommended amount of 
funding based on the scoring scale is $2,500. 
 
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 
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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) 
   

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. 
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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 2023/24 Operational Plan for Events Assistance. Based on 
the scoring system above, the recommendation of staff is to provide $7,500 in Events Assistance 
for the events to be held in period 2, between 1 January and 30 June 2024.  An additional $41,500 
has been previously allocated through multi-year funding and from events previously approved in 
Period 1 and 2. This leaves a balance of $1,000 in Events Assistance. 
 
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 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

17 October 2023 
 
 
Attachments: 1. Events assistance summary.   

2. Events assistance applications.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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8.9 Monthly Development Applications Processing and 
Determined 

REPORT BY THE MANAGER PLANNING  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, A0420109 

    
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 October 2023 Development Applications 
determined and Development Applications processing.  
 
The report will detail:  

• Total outstanding development applications indicating the proportion currently being 
processed and those waiting for further information;  

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

 
Community Plan implications 
Theme Looking After Our Community 
Goal Vibrant towns and villages 
Strategy Maintain and promote the aesthetic appeal of the towns and villages within the region 
 
Strategic implications 
Council Strategies 
Not Applicable  
 
Council Policies 
Not Applicable  
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Legislation 
Not Applicable 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 
 

LINDSAY DUNSTAN 
MANAGER PLANNING 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

1 November 2023 
 
Attachments: 1. Monthly Development Applications Processing and Determined - October 

2023.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 9: Corporate Services 
 
 

9.1 Monthly Budget Review - October 2023 
REPORT BY THE FINANCIAL PLANNING CO-ORDINATOR  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, FIN300315 
    
 

RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Financial Planning Co-Ordinator on the Monthly Budget 

Review - October 2023; and 

2. amend the 2023/24 budget in accordance with the variations as listed in the 
Monthly Budget Review attachment to this report. 
 

 

Executive summary 
This report provides Council with information on the progress of the 2023/24 Capital Works 
Program at 31 October 2023. 
 
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 association with all Council activities 
 

Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Not Applicable  
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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. 

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

Budget Year Operating 
Performance Ratio 

Own Source 
Revenue 

Building & 
Infrastructure 

Renewal 

2023/24  - - 

Future Years - -  

 
Associated Risks 
Not Applicable 
 
 
 

MYOORAN VINAYAGAMOORTHY 
FINANCIAL PLANNING CO-ORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

19 October 2023 
 
 
Attachments: 1. Monthly Budget Review - October 2023.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.2 Monthly Statement of Investments as at 31 October 2023 
REPORT BY THE FINANCIAL PLANNING CO-ORDINATOR  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, FIN300053 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Financial Planning Co-Ordinator on the Monthly 

Statement of Investments as at 31 October 2023; and 

2. note the certification of the Responsible Accounting Officer. 
 
 
Executive summary 
The purpose of this report is to certify that Council’s investments have been made in accordance 
with legal and policy requirements, provide information on the detail of investments and raise other 
matters relevant to Council’s investment portfolio as required. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The attachment to this report provides information on the performance of the portfolio and provides 
a register of all investments held as at 31 October 2023. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks association with all Council activities 
 
Strategic implications 
Council Strategies 
Not Applicable  
 
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:  
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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 
 
 
 

MYOORAN VINAYAGAMOORTHY 
FINANCIAL PLANNING CO-ORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

17 October 2023 
 
Attachments: 1. Monthly Statement of Investments as at 31 October 2023.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.3 Quarterly Budget Review - September 2023 
REPORT BY THE FINANCIAL PLANNING CO-ORDINATOR  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, FIN300240 
    
 

RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Financial Planning Co-Ordinator on the Quarterly 

Budget Review - September 2023;  

2. amend the 2023/24 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 September 2023 Quarterly Budget 
Review Statement of the 2023/24 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. 
 
Certification  
The following statement is made in accordance with Clause 203(2) of the Local Government 
(General) Regulation 2021:  

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 2023 will 
be satisfactory, having regard to the projected estimates of income and expenditure for the 
2023/24 financial year. 

 

Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks association with all Council activities 
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Strategic implications 
Council Strategies 
The recommendation, if approved will amend the 2023/24 Budget. In accordance with the Delivery 
Program 2023/27, 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 

2023/24    -  

Future Years      

Associated Risks 
Not Applicable 
 
 
 

MYOORAN VINAYAGAMOORTHY 
FINANCIAL PLANNING CO-ORDINATOR 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

19 October 2023 
 
 

Attachments: 1. Late Attachment - Quarterly Budget Review September 2023 (separately 
attached)  

 

APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Placeholder for Attachment 1 

Quarterly Budget Review - September 2023 

Late Attachment - Quarterly Budget Review September 
2023 
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9.4 Presentation of the 2022/23 Financial Statements 
REPORT BY THE FINANCIAL OPERATIONS CO-ORDINATOR  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, FIN300394 

    
RECOMMENDATION 
 
That Council receive the report by the Financial Operations Co-Ordinator on the 
Presentation of the 2022/23 Financial Statements. 
 

Executive summary 
Council’s 2022/23 general purpose and special purpose financial reports have been audited by the 
Auditor-General and submitted to the Office of Local Government.  
 
The Auditor-General has engaged Prosperity Advisors Group to provide audit and assurance 
services on this engagement. The NSW Audit Office and Prosperity Advisors will make the public 
presentation of the financial reports at the 15 November 2023 Council meeting. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
In accordance with Section 419 of the Local Government Act 1993 (the Act), Council must present 
its audited financial reports together with the Auditor’s reports at a meeting of the Council. Council 
has requested the Auditor to attend this meeting. Public notice of the meeting has been given in 
the approved form, in accordance with Section 418(3) of the Act.  
 
Section 418 of the Act requires that the public presentation of the audited financial reports must not 
be more than 35 days after the auditor’s reports are given to Council. The date of the Auditor's 
report is 31 October 2023 and the public presentation falls within the timeframe.  
 
As per Section 420 of the Act, any person may make a submission to Council regarding the 
audited financial reports or the Auditor’s reports. Any such submissions must be in writing and 
must be lodged with Council within seven days of the reports being publicly presented. Council 
must ensure that copies of all submissions received by it are referred to the Auditor. Council may 
take any such action as it considers appropriate with respect to any such submission, including the 
giving of notice to the Director-General of any matter that appears to require amendment of the 
Council’s financial reports.  
 
Copies of the financial statements are available for inspection at the Mudgee, Gulgong and 
Rylstone Administration Centres. A copy of the report has also been placed on Council’s website. 
The financial statements will also be found embedded into the Council’s Annual Report. 
 
On 14 October 2022 The Audit Risk and Improvement Committee (ARIC) met, at this meeting 
ARIC unreservedly endorsed Mid-Western Regional Councils decision on the non-inclusion of 
Rural Fire Services assets noting that it may result in a qualified Audit Opinion. 
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Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks association with all Council activities 
 
Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Not Applicable  
 
Legislation 
The Local Government Act 1993 Division 2 – Accounting Records, Financial Reports and Auditing 
sets out the requirements surrounding Council’s financial reports. This report, with the attached 
Audited Financial Statements, demonstrates that Council has met all of these requirements. 
Detailed information on the public notice and presentation requirements have been supplied in the 
detailed report section of this report.  
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 
 

PETER BROWNE 
FINANCIAL OPERATIONS CO-ORDINATOR 
 

NEIL BUNGATE 
CHIEF FINANCIAL OFFICER 
 

  

17 October 2023 
 
Attachments: 1. Financial Statements 2022-23. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.5 Annual Report 2022/23 
REPORT BY THE CHIEF FINANCIAL OFFICER  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, GOV400008 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Chief Financial Officer on the Annual Report 2022/23; 

2. endorse the Annual Report 2022/23; and 

3. post a copy of the Annual Report 2022/23 to Council’s website and provide to the 
Minister for Local Government. 

 

Executive summary 
Council is required to prepare an Annual Report summarising the achievements of the financial 
year, along with a number of statutory disclosures, financial statements and a State of the 
Environment Report. The report has been prepared, and is enclosed under separate cover for 
Council to review prior to its publication. 
 
Disclosure of Interest 
Nil 

Detailed report 
Council’s Annual Report 2022/23 is attached. The Annual Report meets all requirements as set out 
in the Local Government Act 1993, the Local Government Regulations 2021, and the Integrated 
Planning and Reporting Guidelines for Local Government in NSW issued by the Office of Local 
Government. 
 
The Annual Financial Statements and Audit Reports for the year ended 30 June 2023 also form 
part of the Annual Report. The Financial Statements is subject to a separate report within this 
meeting agenda. These will be attached to the Annual Report when published.  
 
The Annual Report also includes: 

• A message from the Mayor and General Manager 
• Details of Council structure 
• Requirements under Civic Leadership 
• Councils Vision and Values 
• Information about the region 
• Progress on the Operational Plan and Delivery Program 
• Financial Snapshots and performance measures 
• Statutory Information, and 
• State of the Environment Report snapshots 
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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 
The Annual Report provides Councils achievements in implementing the Operational Plan 2022/23 
and Delivery Program 2022/23 – 2025/26. 
 
Council Policies 
Not Applicable 
 
Legislation 
Section 428 of the Local Government Act 1993 requires that: 
Council prepare an annual report within 5 months of the end of the year outlining its achievements 
in implementing its delivery program and the effectiveness of the principal activities undertaken in 
achieving the objectives at which those principal activities are directed. 
 
The annual report must contain the following: 

a) a copy of the council's audited financial reports prepared in accordance with the Local 
Government Code of Accounting Practice and Financial Reporting published by the 
Department, as in force from time to time, 

b) such other information or material as the regulations or the guidelines under section 406 
may require. 

c) The Annual Report must be published on Council’s website and a link provided to the 
Minister (OLG). 

 
The Annual Report must contain a copy of Council’s audited financial reports, State of the 
Environment report, and a number of other items of information as set out in various sections of the 
Local Government (General) Regulation 2021, in particular Section 217. 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
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NEIL BUNGATE 
CHIEF FINANCIAL OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

2 November 2023 
 
Attachments: 1. Annual Report 2022-23. (separately attached)    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.6 New and Amended Fees and Charges 2023/24 
REPORT BY THE MANAGER BUILDING AND DEVELOPMENT  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, FIN300117 
    
 

RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager Building and Development on the New Fees 

and Charges 2023/24;  

2. add the following new fees, as written, and place on public exhibition for 28 
days: 

Service Type  New Fee  Fee  
(Inclusive 
of GST)  

GST Price 
Policy  

Environmental 
Health – On-site 
Sewage 
Management 
Systems – Septic 
Systems – 
Application Fee for 
Installation of a 
Residential On-site 
Sewage 
Management 
System 

For the 
assessment of 
residential on-
site sewage 
management 
systems (no 
more than 10 
persons) 

$549 NO REF 

Environmental 
Health – On-site 
Sewage 
Management 
Systems – Septic 
Systems – 
Standard 
Application Fee for 
Installation of a 
*Commercial On-
site Sewage 
Management 
System up to 5,000 
litres per day (lpd) 
system treatment 
capacity (STC) 

For the 
assessment of 
commercial on-
site sewage 
management 
systems which 
treat less than 
5,000 lpd. 

$1100 NO REF 

Environmental 
Health – On-site 
Sewerage 
Management 
Systems – Septic 

For the 
assessment of 
commercial on-
site sewage 
management 

Standard 
Commercial 
Application 
Fee + $10 
for each 

NO REF 



MID-WESTERN REGIONAL COUNCIL  ORDINARY MEETING - 15 NOVEMBER 2023  
REPORT 9.6 

 

178 
 
 
 

 

Systems - 
Application Fee for 
Installation of a 
*Commercial On-
site Sewage 
Management 
System greater 
than 5,000 lpd STC  

systems which 
treat greater 
than 5,000 lpd 
and Council 
does not 
employ the 
necessary staff 
that are 
appropriately 
qualified and/or 
experienced to 
assess the 
proposal and/or 
for peer review 
of such 
proposal 

1,000 lpd 
above 5000 
lpd + direct 
costs of all 
third 
parties 
engaged by 
Council to 
assess 
and/or peer 
review the 
proposal   

*Commercial – system servicing a building used for commercial, industrial 
or other non-residential purposes. 

3. amend the following fee description (new text in bold), as written, and place on 
public exhibition for 28 days; and 

Service Type Fee Fee 
(inclusive 
of GST) 

Price 
Policy 

Other Building Approvals & Certificates – 
Application and Inspection Fees for 
Plumbing and Drainage - Section 68 
Application – to be charged for any works 
involving plumbing and drainage when 
connecting to Councils reticulated 
networks 

$183 No REF 

Environmental Health – On-site Sewage 
Management Systems – Septic Systems – 
Section 68 application to install new 
system, including inspection Inspection 
package for the installation of a new on-
site sewage management system (total of 
4 inspections) 

$610 No ROR 

4. endorse the new and amended fees following the 28-day public exhibition period 
if no submissions are received. 

 

Executive summary 
This report recommends the introduction of amended fees and charges for Health and Building. 
Any new or amended fees that are not legislated are required to be placed on public exhibition to 
provide the public with opportunity for submission.  
 
It is recommended that council endorse the proposed fees and they go on 28 days public 
exhibition.  
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Disclosure of Interest 
Nil 
 
Detailed report 
Amended Fee Descriptions 
The following table provides information about the reason for amendments proposed to existing fee 
descriptions: 

Fee name Reason for change 
Section 68 Application – to be 
charged for any works involving 
plumbing and drainage when 
connecting to Councils reticulated 
network 

To remove ambiguity when imposing fees for section 68 
plumbing and drainage applications when connecting to 
Councils reticulated networks. 

Septic Systems – Section 68 
application to install new system, 
including inspection Inspection 
package for the installation of a 
new on-site sewerage 
management system (total of 4 
inspections) 

To remove ambiguity when imposing fees for the 
inspection of on-site sewage management systems. 

 
New Fees  
The following table provides information about the reason for introduction of new fees: 

Fee Name Reason for New Fee  
Application Fee for Installation of a 
Residential On-site Sewage 
Management System  

For the assessment of residential on-site sewage 
management systems (no more than 10 persons). 

Standard Application Fee for 
Installation of a Commercial On-site 
Sewage Management System up to 
5,000 litres per day (lpd) system 
treatment capacity (STC) 

For the assessment of commercial on-site sewage 
management systems which treat less than 5,000 lpd.  

Application Fee for Installation of a 
Commercial On-site Sewage 
Management System greater than 
5,000 lpd STC  

For the assessment of commercial on-site sewage 
management systems which treat greater than 5,000 lpd 
and Council does not employ the necessary staff that are 
appropriately qualified and/or experienced to assess the 
proposal and/or for peer review of such proposal. 

 

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 
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Strategic implications 
Council Strategies 
This recommendation links to council’s on-site sewage management plan. 
 
Council Policies 
Not Applicable 
 
Legislation 
In accordance with Section 608 of the Local Government Act, Council may charge and recover an 
approved fee for any service it provides other than an annual charge made under section 496 or 
501. 
 
Section 610F (1) of the Local Government Act states that a Council must not determine the amount 
of a fee until it has given public notice of the fee in accordance with this section and has 
considered any submissions duly made to it during the period of public notice. 
 
These fees must be set with the Operational Plan and can only be amended after the date, if:  

1. a new service is provided, or the nature or extent of an existing service is changed; or 
2. the regulations in accordance with which the fee is determined are amended. 

 
Financial implications 
This report recommends that the fees and charges within the 2023/24 Operational Plan be 
amended. Revenue associated with these changes is not anticipated to have a material impact on 
the 2023/24 Operational Plan or future years, however they will contribute cost recovery to deliver 
services. 
 
Associated Risks 
Not Applicable 
 
 
 
 

TY ROBSON 
MANAGER BUILDING AND DEVELOPMENT 
 

ALINA AZAR 
DIRECTOR DEVELOPMENT 
 

  

27 October 2023 
 
 
Attachments: Nil  
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.7 RFT 2023/36 - Provision of Concreting Services  
REPORT BY THE PROCUREMENT OFFICER  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, COR400639 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Procurement Officer on the RFT 2023/36; 

2. accept the following contractors , as the successful panel members for tender 
RFT 2023/36 for the provision of Concreting Services in accordance with Clause 
178 of the Local Government (General) Regulation 2005 – Part 7 Tendering: 
2.1 Conex Group Pty Ltd 
2.2 Kingsline Pty Ltd 
2.3 Lynch Built Pty Ltd 
2.4 NSW Building and Civil Pty Ltd 

3. approve BMR Building Pty Ltd to the panel once they have provided proof of 
their $20m Public and Property Liability Insurance; 

4. accept the commencement date as 1 December 2023 and the expiry date as 30 
November 2026;  
Provision be allowed for one-year extension and that the extension will only be 
executed based on services performance which may take this contract to 30 
November 2027.  

5. delegate authority to the Procurement Officer or their nominated Council 
representative to notify contractors of their submission outcomes; and 

6. delegate the Manager Procurement and Fleet to approve additional contractors 
to the Concreting Services panel.  

 
 
Executive summary 
Tenders were requested for the establishment of a pre-qualified list of suitable contractors to 
provide concreting servicers to Council for a term of three years. This report requests to accept the 
submissions that are conforming by Council for the provision of concreting services.  
 
Disclosure of Interest 
Nil 
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Detailed report 
Concreting Services Tender 
An open tender process, in accordance with Section 55 of the Local Government Act 1993 was 
carried out for the establishment of a prequalified contractor list (up to the nominated threshold of 
$20,000) in which any works estimated over the nominated threshold would be quoted by all 
prequalified contractors via Council’s e-quoting system VendorPanel.  
 
The contract will run for a period of three years commencing on 1 December 2023 and expiring on 
30 November 2026. This contract has a possible one-year extension period. 
 
Purpose 
As specified in the Request for Tender documentation, this tender is designed to create a 
prequalified panel with the intention of creating opportunities for Council to seek value for money 
as well as a systematic, simple system for staff to ensure best practice procurement.  
 
Advertised 
Open to Market Friday 8 September 2023 

Closed  Friday 6 October 2023 

Total days open 36  
 
The above tender was advertised in:  

• The Mudgee Guardian 
• Council’s e-Tendering portal via VendorPanel 
• Published on Council’s website and Council’s Facebook page 

 
Tenders Received 
Five submissions were received for this tender. All five tenders were con-forming tenders.  
 
Late Tenders 
There were no late tender submissions received.  
 
Process of Evaluation 
The process of evaluation, the methodology used and TEP members are in accordance to the 
information provided in the Procurement and Evaluation Plan.  
 
Tender Evaluation Panel Members 
Panel Member Name Position Title 
Chairperson Michelle Neilsen Procurement Officer 

Panel Member 1 Ben Edmunds Building Services Coordinator 

Panel Member 2 Phil Moog Engineering Works Coordinator 

Panel Member 3 Nicole Cassidy Technical Officer - Roads 
 
Probity 
The tender has been conducted in accordance with Clause 166(a) of the Local Government 
(General) Regulation 2005. Conflict of Interest Declarations were signed by all participating 
evaluation panel members both on advertising of the tender and prior to evaluation. The 
declarations are available to be viewed if required. 
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All tenderer insurance records and compliance information were checked against Tender 
requirements and potential non-conformities were noted in the Evaluation Matrix for the 
consideration of the panel. 
 
The evaluation was conducted in accordance with the Local Government Tendering Guidelines 
and confidentiality and probity were maintained throughout the process. 
 
Methodology 
All tenders were assessed and scored against the evaluation criteria listed in the tender 
documentation and weightings in the evaluation plan to determine the successful applicant. All 
tenders were scored using the following criteria: 
• Price 
 
The outcomes of these scores are attached to this paper. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks association with all Council activities 
 
Strategic implications 
Council Strategies 
Nil 
 
Council Policies 
Sustainable Procurement and Contracts Policy 
 
Legislation 
Local Government Act 1993 
Local Government (General) Regulation 2005 
 
Financial implications 
Nil 
 
Associated Risks 
Not Applicable 
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MICHELLE NEILSEN 
PROCUREMENT OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

27 October 2023 
 
Attachments: 1. RFT 2023-36 Concreting Services - Compliance Evaluation. (Confidential - 

separately attached)    
2. RFT 2023/36 Concreting services - Pricing. (Confidential - separately 

attached)     
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.8 Naming of a new road in a subdivision off Marshfield Lane, 
Mudgee 

REPORT BY THE REVENUE OFFICER  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, P12410, R0790141 

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

subdivision off Marshfield Lane, Mudgee; 

2. formally approve the name of Sutherland Grove; and 

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

 
 
Executive summary 
Formal approval is requested to name the new street in a subdivision off Marshfield Lane in the 
town of Mudgee, Sutherland Grove. 
   
Disclosure of Interest 
Nil 
 
Detailed report 
Council, being the Roads Authority, is required to name new and unnamed streets and roads.   
 
Following the approval of a new subdivision off Marshfield Lane in the town of Mudgee, Council 
wrote to the owner and neighbours of the subdivision on 21 July 2023 requesting their naming 
suggestions. Public consultation was also invited in an advertisement placed in the 28 July 2023 
Mudgee Guardian and on Council’s website. 
 
From submissions received, Council provisionally approved the name of Sutherland at their 20 
September 2023 meeting. 
The recommended name of Sutherland relates to John Sutherland (11/6/1943 – 4/6/2019) who 
brought his family to Mudgee in 1983 when he accepted a position as a Maths teacher at Mudgee 
High School, along with being heavily involved in Mudgee Junior Cricket.  After retiring he became 
the Manager of The Mudgee Club and was also a life member of Mudgee Lions Club. 
 
The Geographical Names Board has been advised of this street name and has no objection. 
 
The new street name was advertised in the 6 October 2023 issue of the Mudgee Guardian and on 
Council’s website with one objection received. The objection reconfirmed a prior submission 
received for Coronation, Charles III or Elizabeth II to be considered. As previously advised Charles 
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III and Elizabeth II would not be approved by the Geographical Names Board. A copy of the 
objection is included with attachments at the end of this report. 
 
Notices of the new street name was served on Australia Post, the Registrar General, the Surveyor 
General, the NSW Ambulance Service, NSW Fire & Rescue, NSW Rural Fire Brigades, NSW 
Police Force, NSW State Emergency Service and NSW Volunteer Rescue Association via the 
Geographical Names Board Place and Road Naming Proposal System with no objections 
received. 
 
Street naming is legislated under the Roads Act (1993).  This Act empowers the authority in charge 
of the road with the rights to name it.  The naming of this street will allow the completion of street 
addressing within the new subdivision.  Section 162 of the Roads Act (1993) states that “a road 
authority may name and number all public roads for which it is the authority.  A road authority may 
not alter the name of a public road unless it has given the Geographical Names Board (GNB) at 
least two months’ notice of the proposed name.” 
 
In accordance with Council’s Road, Bridge & Place Naming Policy, should Council formally 
endorse the naming of this new street, notice of the approved name will be: 
1. Published in the Government Gazette, the Mudgee Guardian and on Council’s website. 
2. Concurrently, notice of the new name will be sent to Australia Post, the Registrar General, the 

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

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

traffic congestion 
 
Strategic implications 
Council Strategies 
Not Applicable 
 
Council Policies 
Road, Bridge and Place Naming Policy 
 
Legislation 
Roads Act 1993 
Road Regulation 2008 
Geographical Names Act, 1996 
Geographical Names Board of NSW Address Policy and User Manual, May 2021  
 
Financial implications 
The cost and installation of street signs at the intersection with Marshfield Lane will be met by the 
developer.   
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Associated Risks 
Nil 
 
 
 

SARAH PRINGLE 
REVENUE OFFICER 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

24 October 2023 
 
Attachments: 1. Submission.   

2. Submission.   
3. Objection.   
4. Map.    

 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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9.9 Data Breach Policy 
REPORT BY THE MANAGER, INFORMATION TECHNOLOGY  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, COR400004 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Manager, Information Technology on the Data Breach 

Policy; 

2. adopt the Data Breach Policy; 

3. place the Data Breach Policy on public exhibition for 28 days for comment; and 

4. report any feedback on the Data Breach Policy back to Council. 
 
 
Executive summary 
The Mandatory Notification of Data Breach Scheme (‘MNDB Scheme’) is a mandatory notification 
requirement under the Privacy and Personal Information Protection Act 1998 for NSW public  
sector agencies (‘agencies’) in the event of an ‘eligible data breach’.  
 
From 28 November 2023, an agency must notify the affected individuals and the Privacy  
Commissioner when there has been an eligible data breach. Under the MNDB Scheme, all 
agencies are required to prepare and publish a Data Breach Policy (DBP). The DBP should set out 
how the agency will respond to a data breach. It should establish the roles and responsibilities of 
agency staff in relation to managing a breach and the steps the agency will follow if a breach 
occurs. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
Mid-Western Regional Council (Council) has created this Data Breach Policy (Policy) to inform the 
public of Council’s procedure for identifying, responding to, and reporting Data Breaches of Council 
Held Information. 
 
The objective of this Policy is to set out Council’s approach to identifying and managing a Data 
Breach, including: 

• providing examples of situations considered to constitute a Data Breach; 
• the five key steps involved in responding to a Data Breach; 
• the considerations around notifying persons whose privacy may be affected by a Data 

Breach on a mandatory basis where required, or on a voluntary basis where warranted, to 
ensure that the Council responds appropriately to a Data Breach; and 
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• assists the Council in avoiding or reducing possible harm to both the affected individuals 
and the Council. 
 

This Policy will assist the Council to meet its legal obligations in respect of Mandatory Reporting 
Data Breaches under the Privacy and Personal Information Protection Act 1998 (PPIP Act) and 
Privacy Act 1988 (Privacy Act) and complies with best practice guidelines. Council will, always, 
maintain appropriate records of all Data Breaches, regardless of the seriousness of the Data 
Breach or whether it is immediately contained. 
 
Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Prudently manage risks association with all Council activities 
 
Strategic implications 
Council Strategies 
Privacy Management Plan 
 
Council Policies 
Electronic Communications – Acceptable Use Policy 
Risk Management Policy 
Access to Information Policy 
 
Legislation 
Privacy and Personal Information Protection Act 1998 (PPIP Act)  
Privacy Act 1988 (Privacy Act)  
Health Records Information and Privacy Act 2002 (HRIP Act) 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Adopting the proposed changes would mitigate compliance risk as the Policy has been drafted to 
promote compliance with the requirements of the PIPP Act, Privacy Act and HRIP Act, particularly 
amendments in the PIPP Act which come into effect on the 28 November 2023. 
 
 
 

IAN BLAKE 
MANAGER, INFORMATION TECHNOLOGY 
 

LEONIE VAN OOSTERUM 
DIRECTOR CORPORATE SERVICES 
 

  

1 November 2023 
 
Attachments: 1. Data Breach Policy Draft.    
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 10: Operations 
 
 

10.1 Policy Reviews - Operations  
REPORT BY THE EXECUTIVE ASSISTANT OPERATIONS  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, ROA100072 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Executive Assistant Operations on the Policy Reviews - 

Operations; and 

2. place on public exhibition for 28 days the amended ‘Bitumen Sealing of Gravel 
Roads Policy’ and ‘Protective Fencing and Overhead Protective Structures in 
Public Places Policy’, and if no submissions are received adopt the amended 
policies. 

 

Executive summary 
This report deals with the review of Council policies that is required as per the policy review 
schedule.  Policies are reviewed and updated as required and consideration given to whether a 
policy is still necessary and relevant.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
The policies listed below have been reviewed and are attached with relevant changes being 
highlighted in the document: 
Bus Shelters: 

− To provide guidelines for the installation of bus shelters on roads under Council control both 
in the urban and rural area. 

− Updates to referenced agencies. 
 
Grids and Gates: 

− To provide guidance and approve the location and standard of grids and/or gates on public 
roads.  

− To ensure that grids and gates are installed and maintained to an acceptable standard. 
− Updates to referenced agencies. 
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Community Plan implications 
Theme Connecting Our Region 
Goal Efficient connection of the region to major towns and cities 
Strategy Develop a regional network in partnership with government agencies, that grows with 

the needs of residents and businesses 
 
Strategic implications 
Council Strategies 
Nil 
 
Council Policies 
Nil 
 
Legislation 
Nil 
 
Financial implications 
Nil 
 
Associated Risks 
The updating of Council policies ensures suitable governance arrangements and guidance exists 
for the implementation of Council’s functions.  Amending policies reduces the risk of policies 
becoming out of date, not meeting best practice or referencing out of date or incorrect legislation.   
 
 
 

LISA CARTMELL 
EXECUTIVE ASSISTANT OPERATIONS 
 

JULIAN GEDDES 
DIRECTOR OPERATIONS 
 

  

6 November 2023 
 
Attachments: 1. POLICY - REVIEWING - Grids and gates.   

2. POLICY - REVIEWING - Bus shelters 100818.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 11: Community 
 
 

11.1 MRT Quarterly Report - July to September 2024 
REPORT BY THE DIRECTOR COMMUNITY  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, F0770077 
    
 

RECOMMENDATION 
 
That Council receive the report by the Director Community on the MRT Quarterly Report - 
July to September 2024. 
 
 

Executive summary 
As per the funding and performance agreement entered into in July 2022 between Mudgee 
Regional Tourism (MRT) and Council, MRT is required to report quarterly to Council on their 
performance. 
 
Disclosure of Interest 
Nil 
 
Detailed report 
The MRT report for the first quarter of the 23/24 financial year has been delivered to Council in 
accordance with the funding and performance agreement. The report is attached for Council’s 
consideration. 
 

Community Plan implications 
Theme Good Government 
Goal An effective and efficient organisation 
Strategy Pursue efficiencies and ongoing business improvement 
 

Strategic implications 
Council Strategies 
A key strategy in the Mid-Western Region Community Plan is to promote the Region as a great 
place to live, work, invest and visit. This strategy recognises the important role that tourism plays in 
building a strong local economy. 
 
Council has a contract with MRT for the supply of tourism services within the Mid-Western Local 
Government Area. The term of this contract is for three years ending on 30 June 2025. Under this 
contract, MRT must provide quarterly reports to Council. 
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Council Policies 
Not Applicable 
 
Legislation 
Not Applicable 
 
Financial implications 
This report is for information purposes only, as per Council’s contractual arrangement with MRT. 
There are no additional financial implications. 
 
Associated Risks 
This report is for information purposes only, as per Council’s contractual arrangement with MRT. 
 
 
 

SIMON JONES 
DIRECTOR COMMUNITY 
 

 

  

27 October 2023 
 
 
Attachments: 1. MRT Quarterly MWRC Operational Report_Q1_FY24.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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11.2 Library Services - Quarterly Report 
REPORT BY THE MANAGER LIBRARY SERVICES  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, F0620020 

    
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, under the broad themes of Customer Visits, Library Borrowings & 
Purchased Items, and Sustainable Organisations. This report covers the period July-September 
2023. 
 

Disclosure of Interest 
 
Nil 
 

Detailed report 
CUSTOMER VISITS, LIBRARY BORROWINGS & PURCHASED ITEMS 
Visits to our Library branches during the July-September 2023 period are higher than the number 
of visits during the previous quarter: 

Period Visits 
July – September 2023 20,758 

April – June 2023 18,445 

Across the Library Service, loans of physical and online library items are also higher compared to 
the previous quarter: 

Period Loans 
July – September 2023 22,251 

April – June 2023 21,085 

Loans from the Mobile Library during July-September 2023 were higher compared to the previous 
quarter: 

Period Loans 
July – September 2023 1,271 

April – June 2023 1,174 
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The use of library eResources (library subscribed databases) and online accesses (website, 
catalogue, app and Facebook page) have also increased when compared to the previous quarter:  

Period Accesses 
July – September 2023 32,206 

April – June 2023 28,907 

The Library continues to purchase new items in both print and electronic formats in line with the 
Collection Development Policy. These items include fiction and non-fiction titles (incl. large print), 
magazines, graphic novels, DVD’s, tabletop games & puzzles, and audiobooks:  

Period Purchases 
July – September 2023 15,322 
 
The Library received 132 purchase requests from members during July to September 2023. 
 
SUSTAINABLE ORGANISATION 
The Library manages multiple internal book groups and supports six local community book groups. 
Between July and September 2023, we conducted a total of 11 book group meetings, attended by 
61 participants. We are currently assessing the level of interest in establishing a new book group at 
the Kandos branch. The recently introduced Friday Night Book Group is gaining significant traction, 
with all available spots fully reserved. Notably, there's an equal representation of both women and 
men, a unique occurrence for us. In the past quarter, we also held three Unplugged Gamers 
sessions, drawing a combined total of 27 enthusiastic participants. 
 
During the period of July to September 2023, we organised three Monday History Talks, and these 
sessions collectively attracted 76 attendees. In addition, we had the privilege of hosting a Book 
Launch event in July featuring Sue-Ellen Lovett, attracting a crowd of 27 participants.   
 
The Library remains dedicated to nurturing a lifelong passion for books and reading through its 
early literacy programs. Throughout July to September 2023, our children’s services team 
delivered 47 storytime sessions to a total of 631 children. The team also organised 29 unique 
school holiday activities, involving 250 eager children. Our Kids Chess Club continues and during 
the past quarter our external trainer led six sessions, with a total attendance of 49 children.  
 
With the support of a National Backyard Cricket grant, the Library recently acquired a smart TV. 
This device is being utilised as a promotional display in the front window space at the Mudgee 
branch, showcasing programs and upcoming events to the community.  
 
Starting from 1 July, we introduced a shelf-ready service in collaboration with our primary book 
supplier, James Bennett. This innovative service ensures that all books purchased through them 
are delivered covered, labelled, and equipped with pre-loaded bibliographic and item records in our 
catalogue. This outsourcing initiative has significantly reduced the time library staff previously 
spent on these tasks, and has considerably expedited the process of getting new books onto the 
shelves. 
 
In order to further enhance operational efficiency and cut unnecessary expenses, the Library has 
implemented ClickSend, a service that allows us to send SMS notifications to our members 
regarding reservations, overdue items, and interlibrary loans. This system will primarily replace the 
traditional method of sending letters through postal mail and making phone calls, provided we have 
a member’s mobile phone number on record. So far, the feedback from the community has been 
positive.  
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Mudgee Readers’ Festival (MRF) returned on 19-20 August, and the Library played a substantial 
role in the planning and delivery of events over the festival weekend, actively hosting various 
events such as author talks, bibliotherapy sessions, children’s storytime, arts and crafts, and make 
your own book activities. MRF2023 festival authors were: Candice Fox, Dinuka McKenzie, Anita 
Jacoby, Lee Kofman, Omar Sakr, Rhys Gard, Anna Downes, Eila Jameson-Avey, Alison Ferguson, 
Phillipa McGuinness, Ned Manning, Charlotte Ree, Rosemary Kariuki, Kasia Sobiesiak, Chris Roy 
Taylor, James Crabtree, Elizabeth Cummings and Graeme Compton. Other events included a 
breakfast session, yoga, heritage walking tour, zine makers, trivia, panel events, storytelling, book 
and wine matching and, of course, the Long Lazy Lunch, this year with Nagi & Dozer from 
RecipeTin. 
 
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 
The Library Services Quarterly Report has been developed in line with the 2022/23 – 2025/26 
Delivery Program, and Library Strategic Plan. 
 
Council Policies 
Collection Development Policy 
 
Legislation 
Not Applicable 
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 
 

RACHEL GILL 
MANAGER LIBRARY SERVICES 
 

SIMON JONES 
DIRECTOR COMMUNITY 
 

  

12 October 2023 
 
Attachments: 1. Library Services Quarterly Statistics Infographic - Jul-Sep23.    
 
 
APPROVED FOR SUBMISSION: 
 
BRAD CAM 
GENERAL MANAGER  
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Item 12: Reports from Committees 
 
 

12.1 Red Hill Committee Meeting - 27 September 2023 
REPORT BY THE DIRECTOR COMMUNITY  
TO 15 NOVEMBER 2023 ORDINARY MEETING 
GOV400103, A0190002 

    
RECOMMENDATION 
 
That Council: 
 
1. receive the report by the Director Community on the Red Hill Committee Meeting 

held on Wednesday, 27 September 2023; and 

2. note the minutes from the Red Hill Committee Meeting held on 27 September 
2023. 

 
 
Executive summary 
This report seeks to inform Council on the Red Hill Committee Meeting held on 27th September  
2023.  
 
Disclosure of Interest 
Nil 
 
Detailed report 
The report presents the minutes of the Red Hill Committee meeting held in September. It is noted 
that at the Council meeting held on 18 October 2023 that it was resolved by Council to dissolve the 
Red Hill Reserve Working Party (Red Hill Committee). As such, these will be the final minutes of 
this 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 
Community Strategic Plan  
Red Hill Master Plan  
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Council Policies 
Not Applicable   
 
Legislation 
Section 355 of the Local Government Act (1993)   
 
Financial implications 
Not Applicable 
 
Associated Risks 
Not Applicable 
 
 

SIMON JONES 
DIRECTOR COMMUNITY 
 

 

  

26 October 2023 
 
Attachments: 1. Red Hill Advisory Committee Meeting Minutes - 27 September 2023.    
 
 
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 
 
 

LOCAL GOVERNMENT ACT, 1993 
 

10A WHICH PARTS OF A MEETING CAN BE CLOSED TO THE PUBLIC? 
(1) A council, or a committee of the council of which all the members are councillors, may close to the 

public so much of its meeting as comprises: 
(a) the discussion of any of the matters listed in subclause (2), or  
(b) the receipt or discussion of any of the information so listed. 

(2) The matters and information are the following:  
(a) personnel matters concerning particular individuals (other than councillors),  
(b) the personal hardship of any resident or ratepayer,  
(c) information that would, if disclosed, confer a commercial advantage on a person with whom 

the council is conducting (or proposes to conduct) business,  
(d) commercial information of a confidential nature that would, if disclosed:  

(i) prejudice the commercial position of the person who supplied it, or  
(ii) confer a commercial advantage on a competitor of the council, or  
(iii) reveal a trade secret,  

 
(e) information that would, if disclosed, prejudice the maintenance of law,  
(f) matters affecting the security of the council, councillors, council staff or council property,  
(g) advice concerning litigation, or advice that would otherwise be privileged from production in 

legal proceedings on the ground of legal professional privilege,  
(h) information concerning the nature and location of a place or an item of Aboriginal 

significance on community land,  
(i) alleged contraventions of any code of conduct requirements applicable under section 440. 

(3) A council, or a committee of the council of which all the members are councillors, may also close 
to the public so much of its meeting as comprises a motion to close another part of the meeting to 
the public.  

(4) A council, or a committee of a council, may allow members of the public to make representations 
to or at a meeting, before any part of the meeting is closed to the public, as to whether that part of 
the meeting should be closed. 

10D GROUNDS FOR CLOSING PART OF MEETING TO BE SPECIFIED 
(1) The grounds on which part of a meeting is closed must be stated in the decision to close that part 

of the meeting and must be recorded in the minutes of the meeting. 

(2) The grounds must specify the following: 
(a) the relevant provision of section 10A(2)  
(b) the matter that is to be discussed during the closed part of the meeting, 
(c) the reasons why the part of the meeting is being closed, including (if the matter concerned 

is a matter other than a personnel matter concerning particular individuals, the personal 
hardship of a resident or ratepayer or a trade secret) an explanation of the way in which 
discussion of the matter in an open meeting would be, on balance, contrary to the public 
interest. 
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664  DISCLOSURE AND MISUSE OF INFORMATION 
(1) A person must not disclose any information obtained in connection with the administration or 

execution of this Act unless that disclosure is made:  
(a) with the consent of the person from whom the information was obtained, or  
(b) in connection with the administration or execution of this Act, or  
(c) for the purposes of any legal proceedings arising out of this Act or of any report of any such 

proceedings, or  
(d) in accordance with a requirement imposed under the Ombudsman Act 1974 or the 

Freedom of Information Act 1989 , or  
(e) with other lawful excuse.  

1. (1A) In particular, if part of a meeting of a council or a committee of a council is closed to the public 
in accordance with section 10A (1), a person must not, without the authority of the council or the 
committee, disclose (otherwise than to the council or a councillor of the council) information with 
respect to the discussion at, or the business of, the meeting.  

2. (1B) Subsection (1A) does not apply to:  
(a) the report of a committee of a council after it has been presented to the council, or  
(b) disclosure made in any of the circumstances referred to in subsection (1) (a)-(e), or  
(c) disclosure made in circumstances prescribed by the regulations, or  
(d) any agenda, resolution or recommendation of a meeting that a person is entitled to inspect 

in accordance with section 12. 
(2) A person acting in the administration or execution of this Act must not use, either directly or 

indirectly, information acquired by the person in that capacity, being information that is not 
generally known, for the purpose of gaining either directly or indirectly a financial advantage for the 
person, the person’s spouse or de facto partner or a relative of the person. 

(3) A person acting in the administration or execution of this Act, and being in a position to do so, 
must not, for the purpose of gaining either directly or indirectly an advantage for the person, the 
person’s spouse or de facto partner or a relative of the person, influence:  
(a) the determination of an application for an approval, or  
(b) the giving of an order. 

Maximum penalty: 50 penalty units 
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MOTION 
 

I move that pursuant to the provisions of Section 10 of the Local Government Act, 1993 the meeting 
be closed to the public. 

After a motion to close the meeting has been moved and seconded and before the vote, the Chairman will 
ask if there are any other matters, besides those listed on the agenda which should be considered in 
Confidential Session. 

He will then announce those matters to be considered in Confidential Session.  In doing so, the Chairman 
will give reasons why those matters are to be considered in Confidential Session and explain the way in 
which discussion of the matter in an open meeting would, on balance, be contrary to the public interest. 

CHAIRMAN 
 

The following matters have been listed for consideration in Confidential Session: 

14.1 Acquisition of Easement Rights over Lots 1, 2 & 3 DP1189235, Gulgong 
The reason for dealing with this report confidentially is that it relates to information that 
would, if disclosed, confer a commercial advantage on a competitor of the council in 
accordance with Section 10A(2)(d)(ii) of the Local Government Act, 1993. 
Discussion of this matter in an open meeting would be, on balance, contrary to the public 
interest as it involves discussion of commercially sensitive information that, if disclosed, 
could potentially confer a commercial advantage on a person, organisation, or entity with 
whom Council is conducting business.  Protecting this information is essential to ensure 
fairness in our dealings. 

14.2 Gulgong Primary & High Schools - Consideration of Raw Water Charges 
The reason for dealing with this report confidentially is that it relates to information that 
would, if disclosed, confer a commercial advantage on a person with whom the Council is 
conducting (or proposes to conduct) business in accordance with Section 10A(2)(c) of the 
Local Government Act, 1993. 
Discussion of this matter in an open meeting would be, on balance, contrary to the public 
interest as it involves discussion of information presented in this report may prejudice 
Councils position should 
a Court have cause to consider the matter at some future point. 

14.3 Loan Funding Mudgee Landfill Extension 
The reason for dealing with this report confidentially is that it relates to commercial 
information of a confidential nature that would, if disclosed prejudice the commercial 
position of the person who supplied it in accordance with Section 10A(2)(d)(i) of the Local 
Government Act, 1993. 
Discussion of this matter in an open meeting would be, on balance, contrary to the public 
interest as it involves discussion of Quotes and rates provided by the bank which are 
confidential.  
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The Chairman will then ask the General Manager if there are any written representations from the public on 
the proposed closure of the meeting. 

The General Manager will read out any written representations received. 

The Chairman will ask if anyone in the gallery would like to make verbal representations in regard to the 
matters now to be considered in Confidential Session. 

The Chairman will then put the motion “to close the meeting” to the vote. 
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Item 15: Urgent Confidential Business Without Notice 
 
 

Item 16: Open Council 
 
 

Item 17: Closure 
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