HARE STREET, CASINO - PROPOSED RESIDENTIAL
SUBDIVISION FROM 5 LOTS INTO 46 LOTS
Statement of Environmental Effects

PR148420
5 into 46 lot subdivision at
Hare Street, Casino
Statement of Environmental
Effects
4
20 November 2021

rpsgroup.com

Document Set ID: 1743301
Version: 1, Version Date: 04/01/2022

REPORT
Document status
Version

Purpose of document

Authored by

Reviewed by

Approved by

Review date

4

Updated SEE

L Sloan

S Pollock

S Pollock

20/11/21

Approval for issue
Simon Pollock

20 November 2021

This report was prepared by RPS within the terms of RPS’ engagement with its client and in direct response
to a scope of services. This report is supplied for the sole and specific purpose for use by RPS’ client. The
report does not account for any changes relating the subject matter of the report, or any legislative or
regulatory changes that have occurred since the report was produced and that may affect the report. RPS
does not accept any responsibility or liability for loss whatsoever to any third party caused by, related to or
arising out of any use or reliance on the report.

Prepared by:

Prepared for:

RPS

Wombat Developments No.1 Pty Ltd

Simon Pollock
Technical Director
Level 4, HQ South
520 Wickham Street
Fortitude Valley QLD 4006
T
E

PO Box 559
Cotton Tree Qld 4558

+61 7 3539 9500
simon.pollock@rpsgroup.com.au

PR148420 | 5 into 46 lot subdivision at Hare Street, Casino Statement of Environmental Effects | 4 | 20 November 2021

rpsgroup.com

Document Set ID: 1743301
Version: 1, Version Date: 04/01/2022

Page ii

REPORT

Contents
1

INTRODUCTION ................................................................................................................................ 1
1.1 Purpose .................................................................................................................................... 1
1.2 Consent Authority ..................................................................................................................... 1
1.3 Pre - DA Consultation .............................................................................................................. 1
1.4 The Site and Surrounding Context ........................................................................................... 1
1.5 Integrated Development Provisions ......................................................................................... 3
1.6 Utility Services .......................................................................................................................... 4
1.7 Bushfire .................................................................................................................................... 4
1.8 Flooding.................................................................................................................................... 4
1.9 Vegetation ................................................................................................................................ 4
1.10 Site Photos ............................................................................................................................... 4
1.11 Scope of Statement of Environmental Effects ......................................................................... 8
1.12 Documentation ......................................................................................................................... 8

2

PROPOSED DEVELOPMENT........................................................................................................... 9
2.1 Overview .................................................................................................................................. 9
2.1.1 Stormwater Drainage ................................................................................................ 10
2.1.2 Water Supply ............................................................................................................ 10
2.1.3 Sewerage .................................................................................................................. 10
2.1.4 Electricity................................................................................................................... 10
2.1.5 Telecommunications ................................................................................................. 10
2.1.6 Earthworks ................................................................................................................ 10
2.1.7 New Road ................................................................................................................. 11

3

PLANNING CONTROLS ................................................................................................................. 12
3.1 State Environmental Planning Policy (SEPP) ........................................................................ 12
3.1.1 SEPP (Infrastructure) 2007....................................................................................... 12
3.1.2 SEPP (Remediation of Land).................................................................................... 13
3.2 Richmond Valley Local Environmental Plan 2012 ................................................................. 14
3.2.1 Zoning and Permissibility .......................................................................................... 14
3.2.2 Zone Objectives ........................................................................................................ 14
3.2.3 Part 2 – Permitted or Prohibited Development ......................................................... 14
3.2.4 Part 4 – Principal Development Standards ............................................................... 15
3.2.5 Part 5 Miscellaneous Provisions ............................................................................... 15
3.2.6 Part 6 – Additional Local Provisions ......................................................................... 17
3.3 Richmond Valley Development Control Plan 2021 ................................................................ 19
3.3.1 Part G - Subdivision .................................................................................................. 19
3.3.2 Part H - Natural Hazard Resources .......................................................................... 25
3.3.3 Part I – 11 Land Use Conflict Risk Assessment ....................................................... 25

4

DEVELOPMENT ISSUES AND LIKELY IMPACTS ........................................................................ 28
4.1 Traffic ..................................................................................................................................... 28
4.2 Social and Economic .............................................................................................................. 28
4.3 Waste Management ............................................................................................................... 29

5

ASSESSMENT OF ENVIRONMENTAL EFFECTS......................................................................... 30
5.1 Section 4.15 (I)(a) – Statutory Planning Considerations ........................................................ 30
5.2 Section 4.15 (1) (b) – Environmental, Social and Economic Impacts .................................... 30
5.2.1 Impacts on the Natural Environment ........................................................................ 30
5.2.2 Impacts on the Built Environment ............................................................................. 30
5.2.3 Social and Economic Impacts................................................................................... 30

6

CONCLUSION ................................................................................................................................. 31

PR148420 | 5 into 46 lot subdivision at Hare Street, Casino Statement of Environmental Effects | 4 | 20 November 2021

rpsgroup.com

Document Set ID: 1743301
Version: 1, Version Date: 04/01/2022

Page iii

REPORT

Tables
Table 1: Richmond Valley 2021 DCP Compliance Table ........................................................................... 19

Figures
Figure 1 - Ariel of subject site and surrounding area (Source: https://maps.six.nsw.gov.au/) ..................... 2
Figure 2 - Subject site with road frontages (Source: https://maps.six.nsw.gov.au/)..................................... 3
Figure 3 - Proposal Subdivision Plan ........................................................................................................... 9
Figure 4 - Remediation Plan (extract from Preliminary Contaminated Land Assessment) ........................ 13
Figure 5 - Zoning Map Extract .................................................................................................................... 14
Figure 6 - Minimum Lot Size Map Extract .................................................................................................. 15
Figure 7 - Identified Heritage Item .............................................................................................................. 16
Figure 8 - Subject Site ................................................................................................................................ 26
Figure 9 - Separation Distance ................................................................................................................... 27

Plates
Plate 1 - Subject Site (view south from Lennox St towards East Street) ..................................................... 5
Plate 2 - View of the site’s frontage along East Street ................................................................................. 5
Plate 3 - Subject Site (view from north-west corner) .................................................................................... 6
Plate 4 - Sewer pump station located along the sites Lennox Street frontage............................................. 6
Plate 5 - Dwelling houses located on the northern side of Lennox Street.................................................... 7
Plate 6 - View of subject site from Boundary Street looking back to the residential dwellings (Lennox
Street) ....................................................................................................................................... 7

Appendices
Appendix A
Appendix B
Appendix C
Appendix D
Appendix E
Appendix F
Appendix G
Appendix H
Appendix I

Concept Layout Plan
Detail Survey Plan
Council’s Flood Planning Matrix
Engineering Report, Stormwater Management Plan and Engineering Plans
Aboriginal Cultural Heritage Due Diligence
Clause 4.6 Variation
Biodiversity Conservation Fund Certificate
Preliminary Contaminated Land Assessment
Council Infrastructure Plan

PR148420 | 5 into 46 lot subdivision at Hare Street, Casino Statement of Environmental Effects | 4 | 20 November 2021

rpsgroup.com

Document Set ID: 1743301
Version: 1, Version Date: 04/01/2022

Page iv

REPORT

1

INTRODUCTION

1.1

Purpose

This Statement of Environmental Effects (SEE) has been prepared by RPS Australia East Pty Ltd on behalf of
the project proponent Wombat Developments No.1 Pty Ltd, in support of a development application (DA) at
Hare Street, Casino (Lots 85 – 87/DP755627 and Lots 1-2/DP545750) (“the site”) to carry out site preparation
works including earthworks and associated engineering infrastructure works and services and subdivide the
existing site from 5 into 46 residential lots (staged).
This SEE has been prepared in accordance with Clause 2(1)(c) & 4 of Schedule 1 of the Environmental
Planning & Assessment Regulation 2000, having regard to Section 4.15 of the Environmental Planning &
Assessment Act 1979 (EP&A Act). A Concept Subdivision Plan is contained in Appendix A. The proposal
has been formulated having full and proper regard to the existing development controls and the environmental
qualities of the site and its surroundings. This SEE demonstrates that the proposal satisfies the development
controls applying to the site.
This development will also facilitate the delivery of residential lots on land in Casino, which is considered to be
in short supply.

1.2

Consent Authority

Richmond Valley Council is the consent authority for the proposed development.

1.3

Pre - DA Consultation

A pre-DA meeting was held with Council staff on 18 February 2021. No formal meeting minutes were issued
by Council for this meeting, however the key matters discussed and commentary around these matters are
summarised as follows:
•

Council is supportive of the proposed subdivision;

•

Comments were provided in relation to the layout of the internal roads and termination of the new road.
These comments have been incorporated in the design of the layout.

•

Discussions were held with Council’s engineering officers regarding connection of services, which have
been included in the design submitted.

•

The design should include appropriate pedestrian connections through the development, which have
been incorporated.

It is submitted the proposed layout has incorporated Council’s feedback.
Subsequent to this meeting, there have been discussions with both Council and Transport for NSW (TfNSW)
regarding direct access onto Hare Street for allotments. Both Council and TfNSW have provided ‘in principle’
support for direct access to Hare Street where the existing speed transition signs are located further to the
east onto the Coraki Casino Road. This would enable driveway access from lots into a 50km speed zone.

1.4

The Site and Surrounding Context

The site is located approximately 1km south-east of Casino’s commercial core, situated on the southern side
of Richmond River.
The site is currently vacant, comminated by weedy grassland with patches of regrowth Forest red gum.
The site is bound in all directions by road frontages; Lennox Street (north), Boundary Street (east), East Street
(west) and Hare Street (south). The site has an area of 4.2ha and an existing sewerage pump station is situated
along the sites Lennox Street frontage.
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The land is located on the outskirts of the existing urban area of Casino with ready access to a range of
essential infrastructure services. The site is located on the eastern fringe of existing residential development,
with the land to the north and east comprising low density residential development on lots sizes of ~600m2.
The land to the east and south comprises agricultural land.
An aerial photograph is included in Figure 1 and 2 below which clearly depicts the change in land use and
character, with urban land to the west of Boundary Street and rural/agricultural land to the east of Boundary
Street.

Figure 1 - Ariel of subject site and surrounding area (Source: https://maps.six.nsw.gov.au/)
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Figure 2 - Subject site with road frontages (Source: https://maps.six.nsw.gov.au/)

1.5

Integrated Development Provisions

The proposed development does not constitute integrated development pursuant to Section 4.46 of the EP&A
Act in that the development does not require additional approval under any of the following acts in order for it
to be carried out:
-

Coal Mine Subsidence Compensation Act 2017

-

Fisheries Management Act 1994

-

Heritage Act 1977

-

Mining Act 1992

-

National Parks and Wildlife Act 1974

-

Petroleum (Onshore) Act 1991

-

Protection of the Environment Operations Act 1997

-

Roads Act 1993

-

Rural Fires Act 1997

-

Water Management Act 2000
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1.6

Utility Services

Proposed lots along Hare Street, Lennox Street and Boundary Street will be provided with reticulated water
and sewer as well as being connected to existing electricity and telecommunications. The site is also
capable of being connected to Council’s stormwater network.
The site was subject to a preceding rezoning application. As part of this application, servicing advice was
provided by Alta Consulting Engineers. The findings of this assessment have not changed are still relevant to
this application. These finding outlined in Section 2below.

1.7

Bushfire

The land is not mapped as being bushfire prone.

1.8

Flooding

The site to be in a Low Floodplain designation under the Casino Floodplain Hazard Category Map and
Council’s Flood Information Enquiry indicates the site to be classified FE2-Low Hazard with major event flow
velocity vectors generally less than 0.10. Please refer to Appendix C for a copy of Council’s Flood Planning
Matrix.
Minor filling of the site is proposed to facilitate allotment drainage and allow conventional slab on ground
dwelling to achieve necessary flood immunity.

1.9

Vegetation

As a result of the preceding rezoning application, the site was the subject of a Planning Agreement to secure
Biodiversity Offset Credits for the removal of High Environmental Value vegetation. The Planning Agreement
identified a minimum of six (6) biodiversity credits, under the Biodiversity Conservation Act 2016 for Plant
Community Type PCT 837 shall be retired prior to the removal of any part of the High Environmental Value
(HEV) native vegetation on the Land.
The offset credits have been calculated paid to the Biodiversity Conservation Fund for the offset and the
vegetation cleared. A copy of the certificate is provided separately to the application.

1.10 Site Photos
A site visit was undertaken on the 18 February 2021 to document the current state of the subject site. Site
photos from the visit are included below.
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Plate 1 - Subject Site (view south from Lennox St towards East Street)

Plate 2 - View of the site’s frontage along East Street
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Plate 3 - Subject Site (view from north-west corner)

Plate 4 - Sewer pump station located along the sites Lennox Street frontage
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Plate 5 - Dwelling houses located on the northern side of Lennox Street

Plate 6 - View of subject site from Boundary Street looking back to the residential dwellings (Lennox Street)
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1.11 Scope of Statement of Environmental Effects
This SEE addresses the matters referred to in Section 4.15 of the EP&A Act and the matters required to be
considered by Council as the consent authority.
The purpose of the SEE is to:
•

Describe the proposed development;

•

Describe the land to which the DA relates and the character of the surrounding area;

•

Define the statutory planning framework within which the DA is to be assessed and determined; and

•

Assess the proposed development in light of all relevant heads of consideration.

1.12 Documentation
The following documentation has been provided to support the proposed development and includes (* Site

specific reports previously submitted as part of the rezoning planning proposal):

•

Appendix A - Concept Subdivision Plan;

•

Appendix B – Detailed Survey Plan

•

Appendix C – Council Flood Planning Matrix;

•

Appendix D – Engineering Report, Stormwater Management Plan and Engineering Plans

•

Appendix E – Aboriginal Cultural Heritage Due Diligence Assessment*

•

Appendix F –Clause 4.6 Variation Request

•

Appendix G – Biodiversity Conservation Fund Certificate

•

Appendix H – Preliminary Contaminated Land Assessment*

•

Appendix I – Council Infrastructure Plan

PR148420 | 5 into 46 lot subdivision at Hare Street, Casino Statement of Environmental Effects | 4 | 20 November 2021

rpsgroup.com

Document Set ID: 1743301
Version: 1, Version Date: 04/01/2022

Page 8

REPORT

2

PROPOSED DEVELOPMENT

2.1

Overview

This DA is for the following works:
•

Clear the site of the small cluster of remnant vegetation;

•

Carry out site preparation works including filling to low-lying parts of the site and earthworks and
associated engineering infrastructure works and services and

•

Subdivide the site into 46 residential lots ranging in size from 774m2 to 860m2.

The lot layout (including lots sizes and road layout) is illustrated in Figure 1 below, being an extract of the
Proposed Subdivision Plan, provided at Appendix A. The engineering drawings include building envelopes
that demonstrate proposed houses can be delivered without conflicting the provision of services to the site.

Figure 3 - Proposal Subdivision Plan
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Proposed lots along Hare Street, Lennox Street and Boundary Street will be provided with vehicular access
directly via their road frontage, as per the adjacent residential development to the north and west.
Proposed Lots 21-41 are to be serviced by a new 6m wide road with manoeuvring area at the western end
sufficient to allow an 8.8 m long service (waste removal) vehicle to enter and exit in a forward direction.
No access to East Street is proposed.
The site was subject to a preceding rezoning application. As part of this application, servicing advice was
provided by Alta Consulting Engineers. The findings of this assessment have not changed are still relevant to
this application. These finding outlined in their earlier report are summarised below.

2.1.1 Stormwater Drainage
In relation to stormwater, Alta Consulting advised:
“Existing stormwater infrastructure surrounds the site with twin 1050mm diameter pipes and pits in
Boundary Street and an open drainage channel along the site’s East street frontage.
Both systems accept runoff from a relatively flat external catchment extending to the north and
west of the site and in the order of 52 hectares in area. Both systems discharge to the existing
stormwater attenuation/treatment basin opposite the site to the south. Boundary Street and East
Street represent legal points of discharge for the subject site.”
MUSIC modelling has also confirmed an appropriate water quality outcome can be achieved.
Both the MUSIC modelling outcomes and stormwater strategy are included in Appendix D.

2.1.2 Water Supply
With regard to water supply, Alta Consulting advised:
“Water mains are in place opposite the subject site on Lennox Street and East Street suitable for
connection of reticulation mains to be constructed throughout the proposed development.”

2.1.3 Sewerage
There is existing sewerage infrastructure located in Lennox Street. This was confirmed by Alta Consulting,
who advised:
“An existing Sewerage Pump Station (SPS) exists adjacent the subject site on Lennox Street at depths
sufficient to command the proposed development.”

2.1.4 Electricity
Overhead High Voltage (HV) power is in place along Lennox Street and Hare Street sufficient to provide
electricity to the proposed residential allotments. Interference with the power poles is not proposed as part of
this development.

2.1.5 Telecommunications
Telecommunication services are in place along Lennox Street and Hare Street opposite the subject site.

2.1.6 Earthworks
The entire site is proposed to be filled to reach a minimum RL of 22.0m AHD and will allow for appropriate
grading a servicing of the site. The fill will be battered down towards the edges of the site.
This will exceed the agreed fill level of 21.8m, which would achieve both the 1 in 100yr ARI and freeboard.
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2.1.7 New Road
As illustrated on the proposed subdivision plan (Appendix A) and the engineering drawings (Appendix D), a
new internal road is proposed to be constructed and dedicated to Council. Section e on Alta Drawing
A6125/21/PRD02 illustrates the following dimensions for the new internal road:
•

Road Reserve:

14 metres

•

Pavement/Verge width: 6 metres/4 metres
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3

PLANNING CONTROLS

3.1

State Environmental Planning Policy (SEPP)

The relevant State Environmental Planning Policies are outlined below:
SEPP Results

Relevance to Proposed
Subdivision

SEPP (Affordable Rental Housing) 2009

N/A

SEPP (Building Sustainability Index: BASIX) 2004

N/A

SEPP (Concurrences and Consents) 2018

N/A

SEPP (Educational Establishments and Child Care Facilities) 2017

N/A

SEPP (Exempt and Complying Development Codes) 2008

N/A

SEPP (Housing for Seniors or People with a Disability) 2004

N/A

SEPP (Infrastructure) 2007

N/A See section 3.1.1

SEPP (Mining, Petroleum Production and Extractive Industries)

N/A

SEPP (Primary Production and Rural Development) 2019

N/A

SEPP No 21—Caravan Parks

N/A

SEPP No 33—Hazardous and Offensive Development

N/A

SEPP No 50—Canal Estate Development

N/A

SEPP No 55—Remediation of Land

 See Section 3.1.2

SEPP No 64—Advertising and Signage

N/A

SEPP No 65—Design Quality of Residential Apartment

N/A

3.1.1 SEPP (Infrastructure) 2007
Clause 102 (Impact of road noise or vibration on non-rail development) of State Environmental Planning Policy
(Infrastructure) 2007 (SEPP) applies to “development for any of the following purposes that is on land in or
adjacent to the road corridor for a freeway, a tollway or a transitway or any other road with an annual average
daily traffic volume of more than 20,000 vehicles (based on the traffic volume data published on the website
of TfNSW) and that the consent authority considers is likely to be adversely affected by road noise or
vibration—
(a) residential accommodation,
(b) a place of public worship,
(c) a hospital,
(d) an educational establishment or centre-based child care facility.”
While Bruxner Highway connects with eastern most point of Hare Street, the high levels of traffic movement
along Hare Street tapers off at the roundabout intersection with Centre Street, with traffic predominantly
traveling north (into the CBD of Casino). As such the annual average daily traffic volume of the section of Hare
Street that the subject site fronts, has less than 20,000 vehicle movements a day.
Furthermore, no residences are proposed to be developed as part of the current DA which is limited to
subdivision.

PR148420 | 5 into 46 lot subdivision at Hare Street, Casino Statement of Environmental Effects | 4 | 20 November 2021

rpsgroup.com

Document Set ID: 1743301
Version: 1, Version Date: 04/01/2022

Page 12

REPORT

3.1.2 SEPP (Remediation of Land)
Clause 7 of State Environmental Planning Policy No 55 - Remediation of Land (SEPP 55) sets out that a
consent authority must not consent to the carrying out of any development on land unless it has considered
whether the land is contaminated and it is satisfied that the land is suitable in its contaminated state (or will be
suitable after remediation) for the purpose for which the development is proposed to be carried out.
A Preliminary Contaminated Land Assessment was previously undertaken by Melaleuca Group Pty Ltd as part
of the application material lodged with the Planning Proposal for the rezoning Gateway approval issued over
the subject site. Please refer to Appendix H for a copy of the Preliminary Contaminated Land Assessment
This assessment identified that a portion of the site has elevated lead levels and concluded that the site be
rezoned for residential purposes on the basis that the area identified as being contaminated is remediated and
validated.
It is intended to prepare and submit a Remedial Action Plan (RAP) to Council shortly after lodgement for
consideration by Council and to be referenced in the conditions of the consent.

Figure 4 - Remediation Plan (extract from Preliminary Contaminated Land Assessment)
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3.2

Richmond Valley Local Environmental Plan 2012

3.2.1 Zoning and Permissibility
The site is included in the Zone R1 pursuant to the Richmond Valley Local Environmental Plan 2012 (RV LEP).
The proposed development is subdivision for the purpose of future residential development and is permitted
in the zone.

Figure 5 - Zoning Map Extract

3.2.2 Zone Objectives
The objectives of the R1 zone are as follows:
•

To provide for the housing needs of the community.

•

To provide for a variety of housing types and densities.

•

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

•

To ensure that housing densities are generally concentrated in locations accessible to public transport,
employment, services and facilities.

•

To minimise conflict between land uses within the zone and land uses within adjoining zones.

The proposed development is consistent with the objectives for the zone. The development will provide a
variety of housing types to cater for the needs of the community and will not detract from the low density
residential character of the surrounding area nor result in conflicts between land uses.

3.2.3 Part 2 – Permitted or Prohibited Development
Clause 2.6 requires development consent for the subdivision of land unless that subdivision is exempt
development.
It is noted that the future dwelling houses to be established on the proposed residential lots proposed as part
of this application, are also ‘permitted with consent’ within the General Residential Zone and as such will be
subject to a separate development application in the future.
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3.2.4 Part 4 – Principal Development Standards
Part 4 of RV LEP 2012 identifies the principal development standards that apply to land. Clause 4.1 sets a
minimum subdivision lot size of 600m2 for land zoned R1 General Residential.
The proposed lot sizes vary between 774m2 to 860m2.
Given the proposed subdivisions compliance with the minimum lot size, a Clause 4.6 variation is not required
in this instance.

Figure 6 - Minimum Lot Size Map Extract

3.2.5 Part 5 Miscellaneous Provisions
3.2.5.1 Heritage
Clause 5.10(5) is set out as follows:
“The consent authority may, before granting consent to any development:
(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 site does not contain any items of Local Environmental Heritage pursuant to the RVLEP2012 mapping.
However, a Heritage Item is identified at the intersection of Hare Street and Boundary Street, as illustrated in
Figure 6.
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Figure 7 - Identified Heritage Item
Schedule 5 of the Richmond Valley Local Environmental Plan 2012 provides a list of the heritage items,
archaeological sites and heritage conservation areas within the local government area. Heritage Item 143 is
identified as being

This relates to an existing marker located next to an existing stormwater inlet on the eastern side of Boundary
Street.
The proposed subdivision will not impact on Boundary Street or require any works near the heritage item.
Therefore, the proposal will have no material impact on the identified heritage item and as such a ‘heritage
management document documenting the extent to which the proposed development would affect the heritage
significance of the heritage item’ is not considered relevant in this instance.
In addition to the above, it is noted that a Cultural Heritage Assessment was previously undertaken as part of
the planning proposal submitted to Council for Gateway Determination to rezone the site. The Cultural Heritage
Assessment, provided at Appendix E of this Report, did not find any items of Indigenous cultural heritage sites
or relics or items of local historic significance within the site area.

3.2.5.2 Bushfire
Clause 5.11 notes that Bush fire hazard reduction work authorised by the Rural Fires Act 1997 may be carried
out on any land without development consent.
The subject site is not mapped as by Richmond Valley Council as containing bushfire prone land.
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3.2.6 Part 6 – Additional Local Provisions
3.2.6.1 Acid Sulphate Soils
Clause 6.1 sets out requirements in relation to acid sulphate soils. The objective of the clause is to ensure that
development does not disturb, expose or drain acid sulfate soils and cause environmental damage.
The subject site is not mapped as containing acid sulphate soils.

3.2.6.2 Essential Services
Clause 6.2 is set out as follows:
“Development consent must not be granted for development unless the consent authority is satisfied that any
of the following services that are essential for the proposed development are available or that adequate
arrangements have been made to make them available when required:
(a) the supply of water,
(b) the supply of electricity,
(c) the disposal and management of sewage,
(d) stormwater drainage or on-site conservation,
(e) suitable road access.”
The necessary essential services are available as outlined in Section 2.1 of this Report.
The proposal will extend these services into the development to ensure all allotments are appropriately
connected to water, sewer, stormwater, electricity and telecommunications.
For those allotments that are shallow, the engineering plans illustrate an intention to located sewer lines into
the rear of the deeper allotments so as to limit the potential encroachment for a ‘zone of influence’ into the
shallow lots.
Where the potential for a home may impact on the ‘zone of influence’ for a sewer line, we are advised the
footing of the dwelling can be deigned to ensure the sewer is not unreasonably impacted upon.

3.2.6.3 Earthworks
Clause 6.3 is set out as follows:
Before granting development consent for earthworks, the consent authority must consider the following
matters—
(a) the likely disruption of, or any detrimental effect on, existing drainage patterns and soil stability in the
locality,
(b) the effect of the proposed development on the likely future use or redevelopment of the land,
(c) the quality of the fill or the soil to be excavated, or both,
(d) the effect of the proposed development on the existing and likely amenity of adjoining properties,
(e) the source of any fill material and the destination of any excavated material,
(f) the likelihood of disturbing relics,
(g) the proximity to and potential for adverse impacts on any watercourse, drinking water catchment or
environmentally sensitive area,
(h) any appropriate measures proposed to avoid, minimise or mitigate the impacts of the development.
Details regarding the necessary earthworks to be undertaken onsite facilitate the proposed subdivision are
detailed in the Earthworks Plans provided at Appendix D.
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3.2.6.4 Flood Planning
Clause 6.5 in relation to flood planning is set out as follows:
“Development consent must not be granted for development on land to which this clause applies (land at or
below the flood planning level) unless the consent authority is satisfied that the development:
(a) is compatible with the flood hazard of the land, and
(b) is not likely to significantly adversely affect flood behaviour resulting in detrimental increases in the
potential flood affectation of other development or properties, and
(c) incorporates appropriate measures to manage risk to life from flood, and
(d) is not likely to significantly adversely affect the environment or cause avoidable erosion, siltation,
destruction of riparian vegetation or a reduction in the stability of riverbanks or watercourses, and
(e) is not likely to result in unsustainable social and economic costs to the community as a
consequence of flooding.
The site to be in a Low Floodplain designation under the Casino Floodplain Hazard Category Map and
Council’s Flood Information Enquiry indicates the site to be classified FE2-Low Hazard with major event flow
velocity vectors generally less than 0.10. Please refer to Appendix C for a copy of Council’s Flood Planning
Matrix.
It has been determined the land is capable of being filled to a minimum of 21.8m AHD, which is above the 100year ARI and has an allowance for a possible increase in flood levels due to climate change. As illustrated in
the attached engineering plans, it is proposed to fill the land to a minimum level of 22.0 metres.
It was also demonstrated and accepted by the DPIE the land can be filled without unreasonable off-site
impacts. Filling of the site is also proposed to facilitate allotment drainage and allow conventional slab on
ground dwelling to achieve necessary flood immunity. The flood mitigation filling will not significantly adversely
affect flood behaviour resulting in detrimental increases in the potential flood affectation of other development
or properties.
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3.3

Richmond Valley Development Control Plan 2021

Richmond Valley Development Control Plan 2021 (RV DCP) was adopted by Council on 22 June 2021. The
DCP complements Richmond Valley LEP 2012 which came into effect on 21 April 2012.
For the purpose of this application, Part A to Part F are not considered to be applicable to this application to
subdivide the subject site.
However, it is noted that under Part A the site is included on Map A2 Casino as (M1) Low-medium Density
Residential, which can facilitate a mix of dual occupancy and dwelling houses. This development will facilitate
development that is consistent with Part A of the DCP. The balance of Part A provided design requirements
for house permitted under the Richmond Valley LEP 2012 and therefore is not applicable to this application.
The engineering plans provided in Appendix D illustrate potential building envelopes to demonstrate that each
allotment is capable of accommodating a compliant home design. More specifically, the plan demonstrates:
•

each lot will achieve a 6.0m front setback to their primary road frontage;

•

lots with a secondary frontage (e.g. lots 10, 21, 21, 41 & 46) will achieve the required 3.0m setback

•

4.0m setback to rear boundaries where there is proposed to be services along the rear boundary.

The intention of the building envelopes is to assist Council with their assessment and impose appropriate
conditions regarding setbacks to services.

3.3.1 Part G - Subdivision
Part G of the DCP relates to the proposed subdivision. Part G.2 provides design standards and controls to
identify design considerations for the layout of subdivisions in Richmond Valley and achieve the most effective
and efficient use of land having regard to topographic, climatic, ecological, and agricultural features, along with
land uses patterns, zoning and infrastructure/servicing. An assessment against the relevant controls provided
in Section G is provided in Table 1 below.

Table 1: Richmond Valley 2021 DCP Compliance Table
DCP Section

Control

Complies

Comment

G.2 Subdivision Design Standards
Applicants are to comply with the following controls unless it can be demonstrated that an alternative solution to all or
any of the controls will achieve an improved development outcome.
(2) Site Analysis

(3) Subdivision
and Road
Design

Site analysis plan required to
identify opportunities and
constraints relating to the
subdivision pattern and potential
end use of the land.

Yes

A detail survey showing the characteristics of
the site, including identification of sewer pump
station and ancillary structures is included at
Appendix B.

(a) Subdivisions should be
designed having regard to the
environmental constraints of
the site, having regard to:
• Koala Habitat,
• Protection of native vegetation
and habitats under the
Biodiversity Conservation Act,
• Acid Sulfate Soils,
• Contaminated Land,
• Flood Prone Land,
• Landform Modification,
• Coastal Hazards, and
• Bush Fire Hazard.

Yes

The subject site does not contain any
environmental features or hazards that impact
on the design of the subdivision layout. A
small vegetation was identified and has been
removed following the payment of an offset to
the Biodiversity Conservation Trust
(Appendix G). It is noted the land will need to
be filled to achieve allotments that meet
minimum habitable flood levels. This was
address in the rezoning application.
The proposed subdivision and road design
have been the subject of detailed discussions
with council staff and have been amended to
address site constraints and servicing
requirements.
Detailed reporting has been undertaken to
confirm that the site contains no significant
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DCP Section

Control

Complies

Comment
vegetation, koala habitat or matters of
aboriginal cultural heritage. Please refer to the
Aboriginal Cultural Heritage Due Diligence
Assessment provided in Appendix E for
further detail.
Mitigation strategies have been prepared to
address flooding and Contaminated Land,
which are discussed in this report further.

(b) The road hierarchy of
subdivisions should also
reflect road function and
should be designed
accordingly.

Yes

The proposed road hierarchy is consistent
with the design standards for suburban
residential roads ensuring opportunity for
street vehicle parking and sufficient road
frontage for bin collection is provided.
Discussions with Council have occurred to
ensure that the road head is provided in a culde-sac (round head) form as opposed to a T
head. The road achieves the minimum cul-desac radius requirements from the NRLG
Design Manual (D1.32 Cul-De-Sac
Dimensions)

(c) The layout of new roads
should be designed so as to:
• provide road links to adjoining
properties,
• facilitate the use of public
transport,
• achieve efficient access to all
lots,
• encourage safe levels of
vehicle speed,
• provide adequate sight
distances (particularly at
intersections),
• provide efficient access for
service vehicles (bushfire and
garbage trucks),
• provide for safe and functional
vehicle and pedestrian
movement,
• adopt CPTED design
principles (refer to Chapter I10), and
• provide for landscaping, utility
services, driveways,
mailboxes, street lighting, etc.

Yes

The layout of the subdivision is the
consequence of discussions with Council and
consideration of the locality existing road
network. It is submitted to Council the proposed
layout is the most appropriate and efficient
design for this particular site. More specifically,
• It is proposed to connect solely to Lennox
Street to limit multiple road connections.
• The layout promotes efficient access, with
the majority of the allotments fronting an
existing road frontage and the need for
limited battle axe lots.
• The short lengths of internal roads will
provide appropriate sightlines and
encourage safe vehicle speeds within the
development.
• All allotments have been provided with
access to refuse collection. For lot 24, here
is sufficient road verge for the delivery of
garbage bins on the south-west corner of
lot 23 for collection.
Similarly, there is sufficient verge in front of
lots 31 -34 for garbage bins to be placed for
collection on the allotted collection day from
the internal road.
All remaining allotments will be serviced
from their respective road frontage on
either Lennox Street, Boundary Street or
Hare Street.
• The internal road has been designed to
Council standards to provide safe and
functional vehicle movements. Sufficient
verge is provided for safe pedestrian
movements. No formal footpath is
proposed as there are none in the locality.
• The scale of development and simple
internal road design will ensure that
CEPTD requirements are achieved. That is,
the design of the subdivision facilitates and
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DCP Section

Control

Complies

Comment

•

(d) The layout of main roads
should follow a reasonably
regular configuration to make
the subdivision easy to
navigate, and should:
• provide memorable places to
aid navigation,
• provide people with directional
choice to enable traffic to run
smoothly and not confuse or
overtly hinder thoroughfare

(4) Energy
Efficiency- Lot
Orientation

N/A

open design with excellent view lines in the
road reserve.
The allotments and road reserve have been
designed to a compliant standard. This will
mean there is sufficient room for
landscaping, utilities, driveways, mailboxes.

There is no main road proposed in the
subdivision, only a single internal residential
street.

(e) Cul-de-sacs should be
avoided, but be short in length
if utilised

Yes

A single cul-de-sac is proposed for the
development and is short in length, as
required.

(f) Lots are to be designed to
allow the construction of a
dwelling which does not
involve more than 1 metre cut
or fill, measured from natural
ground level, outside the
dwellings external walls.
Geotechnical reports are
required for subdividing steep
land.

Yes

The proposed subdivision and layout will
provide flat house lots that will not require any
cut or fill to deliver homes.

(g) Subdivisions should be
designed to minimise impacts
on the natural environment
and retain significant
landscape features.

Yes

There are no significant environmental of
landscape features on the allotment to be
retained.

(h) Subdivisions should
incorporate regular sized lots
to avoid clashes involving
housing character and
amenity.

Yes

As described in the report and in the response
below, all allotments are of a regular size and
will facilitate a coherent pattern of housing
design and character.

(i) It must be demonstrated that
each allotment to be created,
that is capable of being used
for residential or rural
residential development, has
at least one suitable building
site having regard to:
• flooding,
• effluent disposal,
• bush fire hazard,
• safe, practical, access
between the building site and a
formed public road, and
• readily capable of being
connected to infrastructure and
services

Yes

The proposed layout provides for allotments
that are of a regular size and shape.
Therefore, they will be capable of providing an
area on each site that can accommodate a
home.
It should be noted that all proposed allotments
will not be impacted upon by flooding or bush
fire to an extent it would impact on the ability
to build a home. Similarly, all lots will be
connected to Council services.
It is acknowledged that some allotments will
have sewer provided along their rear
boundary. The buildings will be capable of
either being setback from the sewer line or
have a foundation that would not impose
undue weight on the sewer line.

Yes

The proposed lot orientation will allow a good
degree of solar access to future dwellings.

(a) Subdivisions should be
designed to maximise solar
access
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(5) Density
(Minimum Lot
Size) and
dimensions

Control

Complies

Comment

(b) Where possible roads are to
be orientated so that the
majority of their length are
within the range N20oW to
N30oE or E20oN to E30oS.

Yes

The proposed residential street is oriented
either north/south or east/west, which
complies.

(c) On sloping sites, north-facing
slopes improve opportunities
for solar access while south
facing slopes impose a penalty
on solar access. Accordingly,
smaler lots should be
concentrated on northern
slopes and large lots on
southern slopes.

N/A

The subject site is not a sloping site.

(a) Residential Subdivisions
(i) Battle Axe Lots
• Battle axe allotments are
largely to be avoided, except in
circumstances to provide
access to a small number of
allotments which would
otherwise be difficult or cost
prohibitive to access by formal
road system.
• If a small number of battle-axe
lots are utilised, they are
required to be larger in size,
exclusive of the access handle
(i.e. 1000 m2 where regular
lots are 600-800 m2).
• The handle should have a
minimum width of 4.5 metres
in areas requiring line-of-sight
and should be constructed of
concrete at the subdivision
stage

Yes

There are 4 allotments that would be
considered to be ‘battle axe’ lots due to their
small road frontage. These are allotments, 3134.
These allotments have an area greater than
the minimum allotment size of 600m2 for the
zone. Those with an access handle, have a
minimum frontage width of 5.0m, which
exceeds Council’s requirements.

(ii) Minimum Frontage
• Allotments should have a
minimum frontage to a public
road of 15 metres, to be
measured at the front
boundary building line.
• A subdivision which will involve
a lot having vehicular access
to a lane will only be permitted
after the lot has been
substantially developed (i.e.
vacant lots off laneways are
not to be created), and the lot
adjoining the lane is to have 2
metres wide frontage fenced
and paved to the primary road,
to provide for pedestrian
access, mailbox, services
(water, sewer, electricity,
communication).

All proposed lots have a minimum frontage of
15m to a public road.
Lot 24 is considered to be a laneway lot and is
provided with an access lane of approximately
8.0m in width, which may also be used for
access for lot 23.
This frontage is substantial at a width of 1.81m
and will ensure there is sufficient verge for
pedestrian access, mailbox and services
associated with lot 24.
It is submitted to Council that as there is only
1 allotment of this type and it has both a
typical width and wide access, it can be
created as part of Stage 4.

(iii) Strata/Community Title

N/A

The development is not for a strata or
community title development.

(iv) Dual Occupancy

N/A

No Dual occupancy development is proposed.
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DCP Section

(6) Services

(7) Stormwater
Drainage

Control

Complies

Comment

(b) Rural Subdivision
(i) Battle Axe Lots

N/A

The development is not a rural subdivision.

(c) Commercial Subdivision
(i) Battle Axe Lots

N/A

The development is not a commercial
subdivision.

(a) Urban Areas
(i). Subdivisions in urban areas
are generally required to provide
infrastructure to all lots including:
• road;
• footpath;
• kerb and gutter;
• drainage (including
interallotment drainage);
• reticulated sewer and water; ▪
telecommunications;
• street lighting; and
• electricity.

Yes

The necessary utility services are available as
discussed in Section 1.6 of this report and
Civil Engineering Report from the rezoning
application is provided in Appendix D.
There are no existing footpaths in the locality,
accordingly, it is submitted to Council there is
no requirement to provide a footpath as it
would have no footpath to connect to.

(b) Large Lot Residential Area

N/A

Not applicable as the site is not located in a
large lot residential area.

(c) Rural Areas

N/A

The subject site is not located in a rural area
for the purpose of this proposal.

(a) Stormwater drainage shall be
designed and provided in
accordance with Council’s
specifications.

Yes

Stormwater infrastructure is in place adjacent
and opposite the site in Boundary Street
drainage and suitable for connection of the
proposed development. Refer Appendix D.

(b) The design details will need to
be certified by Council before
the drainage is provided, and
will need to be completed to
Council’s satisfaction prior to
the issue of the Subdivision
Certificate.

Noted

(c) Stormwater is to be gravity
drained to Council’s drainage
system. In some
circumstances inter-allotment
drainage and easements over
downstream properties may be
required. This will necessitate
a letter of consent from the
owner(s) of the downstream
properties to be submitted with
the development application.

Yes

The stormwater system has been designed to
facilitate stormwater to be drained via gravity.
Refer to Appendix D.

(d) Drainage from sites should
reflect the pre-existing or
natural situation in terms of
location, quantity, quality and
velocity.

Yes

All drainage has been designed on the preexisting situation, as per Council’s
requirements.

(e) Water Sensitive Urban Design
principles should be employed,
particularly with larger
subdivisions.

Note

The development has been designed to meet
Council’s stormwater drainage requirements
and can be conditioned accordingly.

Nil
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Control

(8) Utility Services

(a) Utility services must be
extended to all lots within a
subdivision in accordance with
the following table (except for
common property in
community title and strata
subdivisions).

Yes

In accordance with the DCP, all allotments will
be connected to Council’s reticulated water
and sewer networks. Each allotment will also
be connected with telephone and electricity.

(9) Erosion and
Sediment
Control

(a) Subdivisions should be
designed to minimize the
disturbance of lands with
topographical constraints.

N/A

The subject site is not considered to be the
subject of topographical constraints. The land
will be filled to provide habitable land as
required.

(10) Street Tree
Masterplan

(11) Developer
Contributions

Complies

Comment

(b) Conditions on the
development consent will
indicate whether erosion and
sediment controls will be
necessary, and if so, these
controls will need to be in
place before site works
commence. The controls will
need to be provided in
accordance with Landcom
(2004) Blue Book – Managing
Urban Stormwater: Soils and
Construction.

Noted

(a) A Street Tree Masterplan will
be required for subdivisions on
greenfield sites. The
Masterplan aims to guide
street tree planting, providing
for a more appealing
streetscape which
complements its natural
setting.

N/A

(b) Planting proposed by the
Masterplan is to be determined
having regard to:
• site and dwelling boundaries,
• location and canopy of existing
trees, noting any trees that
overhang the sit,
• adjacent streets and trees,
• any connection to open space
networks or proposed public
reserves,
• paving materials and drainage
• treatment, details of any
existing fencing and walls, and
• location of underground
services.

Noted

Nil

Noted

It is acknowledged the development will be
subject to developer contributions. These can
be imposed as a condition of the approval.

Nil

It is acknowledged that street trees are
currently provided long the Hare Street
frontage as part of the entry into Casio on the
Casino Coraki Road.
It is proposed to replace any trees that are
affected by the provision of driveways onto
Hare Street.
For the scale of the subdivision, it is submitted
to Council that not additional street tree
planting or master plan is warranted.
However, the verge width is compliant with
Council’s requirements and with therefore be
capable of providing for verge planting by
Council or residents.
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DCP Section

Control

(12) Northern
Rivers LGA
Development
Design and
construction
manuals

Complies
Noted

Comment
All works associated with the development will
be designed and constructed in accordance
with the Northern Rivers Local Government
Development Design and Construction
Manuals and can be conditioned accordingly
for assessment at the construction certificate
stage.

3.3.2 Part H - Natural Hazard Resources
Part H of the DCP relates to the management of natural hazards, in the form of flooding, acid sulphate soils
and natural resources.

3.3.2.1 H-1 Flood Planning
As noted in Section 3.2.6.4 of this report, the subject site has been mapped as ben classified as FE2-Low
Hazard with major event flow velocity vectors at generally less than 0.10.
It was also confirmed in correspondence by DPI to Council dated 14 April 2020, a flood study provided
demonstrated proposed allotments are to be filled to a minimum of 21.8m. As illustrated in the attached filling
plans, the proposed allotments will be filled to a minimum finished level of 22.0m, which exceeds the agreed
minimum level.
Therefore, having consideration to the objectives and controls within H-1 of the DCP, it is submitted to
Council the proposal will satisfy the objectives and controls of H-1 of the DCP by providing land that
achieves the 1 in 100 year ARI and freeboard.

3.3.2.2 H-2 Acid Sulphate Soils
As outlined in Section 3.2.6.1 of this report, the subject site is not mapped as containing acid sulphate soils.
Therefore, this aspect of the DCP is not relevant to the assessment of the application.

3.3.2.3 H-3 Natural Resources
This part of the DCP relates to specific matters of terrestrial biodiversity, Landslide risk, riparian land and
watercourses, drinking water catchments and wetlands. The relevance of addressing each of these matters
is based on the natural resource mapped in the Richmond Valley LEP 2012.
For the purpose of this application, none of the natural resource maters mentioned are mapped on the site
and therefore no further assessment is required against Part H-3 of the DCP.

3.3.3 Part I – 11 Land Use Conflict Risk Assessment
The subject land is located on the eastern edge of the Casino township and included in the R1 General
Residential Zone, following recent determination to rezone the subject site from the Rural Zone. The subject
land has also recently been mapped by Council, in Prat A of this DCP, as being capable of accommodating
Low-Medium Density residential development.
The proposal seeks to develop land for detached residential houses in a similar pattern of development
found immediately to the north (on the western side of boundary street) and west of the site. While this
development facilitates an urban development outcome consistent with the surrounding pattern of
development, it is noted that land to the east is mapped as Rural and is capable of being used for agricultural
purposes (typically grazing). Consequently, Part I-11 of the DCP seeks to understand the potential for a land
use conflict to occur between the proposed residential development and the agricultural land to the east
(Figure 8).
In this regard, it is submitted to Council the proposal is justified on the basis there are existing buffers in
place by virtue of the existing road network, which is complimented by further separation as evident by the
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footprint activity on the adjacent land and buffers created through the retention of existing vegetation. This
buffering is also consistent with the buffering along the existing urban interface to the north along Boundary
Street.
By virtue of the existing residential uses to the north, it is put to Council the development is unlikely to
introduce a new conflict given the dominant agricultural land use in the locality comprises low input cattle
grazing. While the interface between urban and rural land will decrease, the proposal is not expected to
increase the likelihood of a conflict.
Lastly, the following has also considered the recommended buffer requirements outlined in Part I-11 and for
grazing the buffers/separation provided exceed the recommended buffer setback. This is discussed further
below.

Site
Grazing

Grazing
Figure 8 - Subject Site

Gazing Buffer
It is understood the land to the east and south have predominately been used for grazing purposes. Having
consideration to the recommended minimum buffers in Table I-11.1 of the DCP, a gazing purpose attracts a
recommended buffer of 50 metres.
With respect to grazing land located to the south of Hare Street, the subject site and adjacent land is
separated by a road reserve of approximately 31 metres in width. It is understood this rural land is
predominantly used for low input grazing. Based a review of aerial photos and previous site visit, it is evident
that grazing activities extent up to a row of vegetation. This means the separation distance between the
development and the closes grazing activity to the south-east is approximately 263 metres to the front wall of
a potential house in the proposed subdivision.
This distance exceeds the recommended minimum buffer distance of 50 metres.
The combination of the road reserve and low-lying nature of the land to the south means the likelihood of
further encroachment of grazing towards the subject site is unlikely.
Similarly, the land on the eastern side of Boundary Street has also been used for used for low input
grazing purposes. There is currently a 20 metres road reserve between the subject site and land to the east,
which means homes are likely to be a minimum of 26 metres from the adjacent land.
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However, the land to the east contains a vegetated area that is fenced off from the balance of the grazing
land. On the understanding this fenced off vegetated area has not use for grazing, Figure 9 illustrates that a
separation distance between the development and the grazing land is in the order of 200 metres. This is well
in excess of the preferred buffer of 50 metres required.

Figure 9 - Separation Distance
As demonstrated above, the rezoning application documented the ongoing occurrence of grazing on the land
to the east and south. At present, it is submitted that buffers well in excess of 50m currently exist this would
limit the potential for a land use conflict to occur between the development and grazing activities and allow
for the ongoing use of these adjacent lands for grazing purposes.
It is also submitted to Council the subject land is located on the residential/rural fringe of Casino. Potential
purchasers of allotments along the Hare Street and Boundary Street allotments will be able to visually
acknowledge the presence of agricultural activities on adjacent land (similar to the residential land located to
the north). This would assist in making future purchasers aware of the potential for agricultural relates noise,
activities and odours.
Having consideration of the objectives contained in Part I-11 of the DCP, it is submitted the proposal will
satisfy the objectives of this part of the DCP by:
•

Demonstrating there is a buffer available between the subject site and adjacent sites that exceed the
recommended buffer distance for grazing purposes.

•

Consideration has been given to the potential for a Land Use Conflict Assessment (LUCRA). Given a
suitable buffer between the site and adjacent grazing land is achieved, further assessment is not
warranted.
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4

DEVELOPMENT ISSUES AND LIKELY IMPACTS

4.1

Traffic

Proposed lots along Hare Street, Lennox Street and Boundary Street will be provided with vehicular access
directly via their road frontage, as per the adjacent residential development to the north and west.
Proposed Lots 21-30 and Lots 35-39 are to be serviced by a new road with manoeuvring area at the western
end sufficient to allow an 8.8 m long service (waste removal) vehicle to manoeuvre and leave the subdivision
in a forward gear.
As a result of feedback received from Council following a design review of the proposed subdivision concept
plans, the road head has been amended to provide a cul-de-sac (round head) form as opposed to a T head.
The road achieves the minimum cul-de-sac radius requirements from the NRLG Design Manual (D1.32 Culde-Sac Dimensions). The revised cul-de-sac design will allow opportunity for street vehicle parking and
sufficient road frontage for bin collection is provided.
No access to East Street is proposed due to the presence of a significant drainage corridor.
It is recognised the Hare Street frontage is part the Transport for NSW (TfNSW) Road network and will be
referred to TfNSW for comment with regard to allotments having access to Hare Street.
The request for access directly to this section of Hare Street is considered to be reasonable for the following
reasons:
•

The section to Hare Street to the west of the site is also classified as a Regional Road, with
approximately 900m of that frontage (to the west) currently accessible to private dwellings.

•

The proposal is consistent with the pattern of detached housing development to the west that have
direct access to Hare Street and is a natural extension to the existing residential land to the west.

•

The rezoning application included a layout that illustrates an intention to have lots directly access Hare
Street. During the course of the rezoning process, it is assumed that comment was sought from
Transport for NSW (TfNSW) as no objections to the proposal were communication to the applicant.

It is acknowledged that part of the Hare Street frontage is in a 100km designated speed zone and to facilitate
direct access it will be necessary to relocate the existing speed zone transition point further to the east. This
would mean that all of the Hare Street frontage is located within a 50km speed zone.
Having consideration to traffic sightlines it is proposed to relocate the speed sign approximately 153m to the
east (beyond the intersection of Boundary Street and Hare Street) onto Coraki Casino Road. This will
ensure the 50km speed zone is extended along the entire Hare Street frontage and further east of Boundary
Street and the speed transition point is beyond the bend in the road.
Following correspondence from Richmond Valley Council to relocate the speed sign, Transport for NSW has
confirmed ‘in-principal’ agreement to relocating the speed signs and noted that subsequent Section 138
application will be required that will provide detailed drawings of the works proposed in the road reserve.
In considering this application, we would welcome a condition requiring the Applicant to facilitate the
relocation of the speed sign to the east of Boundary Street.

4.2

Social and Economic

The proposed development will result in delivery of 46 serviced residential lots within the township of Casino,
with investment into essential infrastructure and services to meet the needs of the community.
It is considered that the development will generate a number of social and economic benefits. These include:
•

The proposed development will result lots suitable for provision of good quality affordable housing within
the area.
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•

The land for housing will assist in meeting regional dwelling targets identified within the North Coast
Regional Plan 2036.

•

The proposed development will create future employment opportunities during the construction phase.
This will have flow-through effects through tradespeople to suppliers and capacity for increased retail
expenditure.

•

The future residential occupation of the 46 lots created will increase the demand for services in the
locality by virtue of the resultant increase in population.

4.3

Waste Management

The proposed subdivision of the site will generate some waste during construction however the majority of
this waste would be from the removal of ground cover during earthworks, workers general waste, portaloo,
and from any undiscovered finds during earthworks. Accordingly, the following can be considered as the
Waste Management Plan for the development.
Waste management for site clearing / subdivision will be undertaken consistent with the waste management
hierarchy provided below in the following order of priority from most desirable to least desirable:
•

Avoid: Waste avoidance by reducing the quantity of waste being generated. This is the simplest and
most cost-effective way to minimise waste. It is the most preferred option in the waste management
hierarchy.

•

Re-use: Reuse occurs when a product is used again for the same or similar use with no reprocessing.
Reusing a product more than once in its original form reduces the waste generated and the energy
consumed, which would have been required to recycle.

•

Recycle: Recycling involves processing waste into a similar non-waste product consuming less energy
than production from raw materials. Recycling spares the environment from further degradation, saves
landfill space and saves resources.

•

Dispose: Removing waste from worksites and dumping on a licensed landfill site, or other appropriately
licensed facility.

The Contractor commissioned to clear the site will be responsible for handling, segregating and temporarily
storing wastes on the site. Designated waste storage area(s) will be established at the commencement of
project construction and will be maintained until completion of the project.
Various types of waste streams will be generated during project construction. All wastes generated during
the site clearance / subdivision will be classified in accordance with the NSW EPA Waste Classification
Guidelines (2014), which classifies wastes into the following streams:
•

Special waste (e.g. clinical and related waste, asbestos, waste tyres);

•

Liquid waste (e.g. fuels, oils, chemicals and pesticides);

•

Hazardous waste (e.g. lead-acid batteries and lead paint);

•

Restricted solid waste (currently no wastes pre-classified as restricted by EPA);

•

General solid waste (putrescible) (e.g. general litter and food waste); and

•

General solid waste (non-putrescible) (e.g. glass, paper, plastic, building demolition waste, concrete).
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5

ASSESSMENT OF ENVIRONMENTAL EFFECTS

5.1

Section 4.15 (I)(a) – Statutory Planning Considerations

In determining the subject DA, Council is required to consider those relevant matters listed in Section 4.15
(1) of the EP&A Act. Each of the relevant matters is addressed below:
Section 4.15 (1) (a) requires the consent authority to take into consideration:
“(a) the provisions of:
any environmental planning instrument, and
any draft environmental planning instrument that is or has been placed on public exhibition and
details of which have been notified to the consent authority (unless the Director-General has
notified the consent authority that the making of the draft instrument has been deferred
indefinitely or has not been approved), and
any development control plan, and
(iii)

any planning agreement that has been entered into under section 93F, or any draft planning
agreement that a developer has offered to enter into under section 93F, and

(iv)

the regulations (to the extent that they prescribe matters for the purposes of this paragraph),
that apply to the land to which the development application relates,”

These matters (and others) are addressed in Sections 3 and 4 of this report, and below.
The proposal is permissible with the consent of the Council and is generally consistent with the provisions
and objectives of RV LEP 2012 (Section 3.2) and RV DCP 2021 (Section 3.3).

5.2

Section 4.15 (1) (b) – Environmental, Social and
Economic Impacts

Section 4.15 (1) (b) requires the consent authority to consider:
“(b) the likely impacts of that development, including environmental impacts on both the natural and
built environments, and social and economic impacts in the locality.”
The relevant matters are addressed below:

5.2.1 Impacts on the Natural Environment
The proposed development has been considered in the context of the natural environment. It is not
anticipated that the development in its current form will have any significant impact on the existing natural
context.

5.2.2 Impacts on the Built Environment
The proposal is generally consistent with the objectives and development controls contained within relevant
environmental planning instruments and development control plans that apply to the site (see Section 3.3).
For these reasons it is considered that the development will not significantly impact on the character of the
locality.

5.2.3 Social and Economic Impacts
The development comprises the orderly development of the site for purposes for which it is has recently
been zoned. The proposal will not have any negative social or economic impacts. See section 4.2 of this
Report for further information.
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6

CONCLUSION

This DA seeks to carry out site preparation works including earthworks and associated engineering
infrastructure works and services and subdivide land from 5 into 46 lots at Hare Street, Casino. The proposed
lots range in size from 774m2 to 860m2, exceeding the minimum lot size of 600m2 for the R1 General
Residential Zone.
All allotments, including the battle axe lots, are provided with a road frontage in excess of Council’s
requirements.
The proposed subdivision fulfils the principles of good design through a layout achieving connectivity and
serviceability while responding appropriately to site constraints and opportunities.
The proposal is located on land with access to a range of essential infrastructure services and is zoned for
residential purposes. The development of the subject site will complete the pattern of development in this
locality, which is dominated by detached residential dwellings to the north and west.
The proposed development also has positive social and economic benefits, including but not limited to
providing land for development of good quality affordable housing within the area which will go towards meeting
the regional dwelling targets identified within the North Coast Regional Plan 2036.
The assessment has also demonstrated the proposal would:
•

achieve a finished ground level that would satisfy flood immunity requirements

•

be suitably buffered from adjacent low input grazing activities with buffers in excess of the
recommended buffer of 50m. Given the existing interface between urban and rural land will decrease,
with the existing residential development to the north, the proposed is not expected to increase the
likelihood of land use conflict

•

be capable of achieving direct access onto Hare Street based on the ‘in-principle’ agreement of TfNSW
to relocate the existing 50km/100km speed signs to the east

•

provide allotments with building envelopes that would ensure there is no conflict between a house
footprint and services within the development.

•

facilitate the orderly economic development of the land and will not have any negative social or
economic impacts or adversely impact on the natural environmental.

The proposal is reasonable and appropriate when considered under the relevant heads of consideration in
Section 4.15(1) of the EP&A Act and is worthy of an approval from Council subject to reasonable and relevant
condition.
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