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EXECUTIVE SUMMARY 
 
This Statement of Environmental Effects supports a development application for the proposed 

subdivision of 10 Box Ridge Road, Coraki NSW – legally described as Lot 316 in Deposited Plan 

755631 – referred to as the “site” throughout the report.  

 

Barnson Pty Ltd Incl Resource Design and Management (RDM) have been engaged by landowners 

Bogal Local Aboriginal Land Council to prepare this Statement of Environmental Effects (SEE) for 

the subdivision of land. 

 

The site is zoned under the Richmond Valley Local Environmental Plan (LEP) 2012 as RU5 – Village. 

 

Barnson Pty Ltd incl Resource Design and Management (RDM) considers the proposed 

development as being compatible with the geophysical characteristics of the site and the amenity 

of the surrounding area. 

 
The proposal is part of the New South Wales Government “Roads to Homes” program, which is 

designed to provide better access to infrastructure and services for discrete Aboriginal 

communities across NSW. 

 

Roads to Home supports the delivery of essential road upgrades and empowers Aboriginal 

landowners to make decisions about how and if their land is used to provide infrastructure. 

 
The Box Ridge site is a Village with existing residential development that has been used for 
residential purposes with these established dwellings for over 5 decades.  
 
The property has practical access from the existing bitumen road - Box Ridge Road and Ti-Tree 

Road. 

Box Ridge Road in the site has a grid pattern loop providing individual direct access to each of the 

12 existing dwellings.  

Box Ridge Road and the internal (unnamed road) creates a ring around the community hall and 

the vacant open space/parkland. It is the intension of Bogal LALC to formalise the Crown Reserve 

proportion of the access road as Public Road and dedicate it to Council. This process is being 

progressed with NSW Crown Lands. 

As a result of the residential use, the vegetation within the site has been highly modified from its 
natural state to be predominantly managed and maintained lawns and associated landscaping. 
 
The proposal seeks to formalize the existing residential development at Lot 316 in Deposited Plan 

755631 – located at 10 Box Ridge Road, Coraki NSW. 
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The proposed development is minor in nature and generally seeks to formalize the existing 

residential development located on the site by creating residential allotments that each existing 

dwelling can be located on. 

The proposal seeks to create: 

 

- 14 residential lots,  

- 1 Lot for the existing community centre (proposed Lot 14), 

- 1 public reserve lot with proposed children’s playground (Proposed Lot 15), 

- 1 lot to house the maintenance/equipment shed ((Proposed Lot 15), and  

- 1 large residue lot (Proposed Lot 18). Proposed Lot 18 sits behind/around the residential 

allotments and accommodates all the APZ land 

 

The works proposed to facilitate the creation of these lots, include: 

• Widening and resealing sections of Box Ridge Road, 

• Replacing existing solar street lighting with ones connected to the grid, 

• Upgrade existing stormwater drainage, 

• Provision of driveway and power supply to maintenance shed, 

• Install fencing/bollards to limit access to Proposed Lot 18 (residue lot) around the 

dwellings, 

• Relocate sewer lines to match boundaries of proposed residential allotments , 

• Installation of a children’s playground with suitable equipment, 

• Installation of picnic shelter with fixed tables and chairs, 

• Installation of public toilets, 

• Reconstruction of driveway accesses to match new kerb and footpaths, 

• Installation of additional on street parking bays and associated signage. 

The proposed application seeks to dedicate the land forming Box Ridge Road to Richmond Valley 

Council. 

The proposed subdivision works, as described above, do not give rise to any significant adverse 

environmental, social or economic impact that is unable to be mitigated against. 

 

The Statement of Environmental Effects (SEE) has determined that the “works” required to 

deliver this project are minimal.  

 

The requirement to uphold those mitigation measures discussed in this SEE and associated 

reports will work together to safeguard any direct or indirect impacts to the site or the landscape. 
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1.0 INTRODUCTION 
 

The proposal is part of the New South Wales Government “Roads to Homes” program, which is 

designed to provide better access to infrastructure and services for discrete Aboriginal 

communities across NSW. 

 

Roads to Home supports the delivery of essential road upgrades and empowers Aboriginal 

landowners to make decisions about how and if their land is used to provide infrastructure. 

 

The Box Ridge site is a Village with existing residential development that has: 

 

• 12 dwellings and associated infrastructure driveways fencing and landscaping,  

• one community centre,  

• a workshop/machinery storge shed,  

• two bitumen basketball courts,  

• an area of open parkland, 

• infrastructure – roads drainage, water sewer, power and telecommunications, and  

• some open spaces with remnant native vegetation/trees.  

 

The site has been used for residential purposes with these established dwellings for over 5 

decades.  

 

The property has practical access from the existing bitumen road - Box Ridge Road and Ti-Tree 

Road.  

Box Ridge Road in the site has a grid pattern loop providing individual direct access to each of the 

12 existing dwellings.  

Box Rodge Road and the internal (unnamed road) creates a ring around the community hall and 

the vacant open space/parkland. Part of the process will seek to suggest Road Names that relate 

to Families with Strong History and Attachment to the Box Ridge Estate. 

 

It is also the intension of Bogal LALC to formalise the Crown Reserve proportion of the access 

road as Public Road and dedicate it to Council. This process is being progressed with NSW Crown 

Lands. 

 

As a result of the residential use, the vegetation within the site has been highly modified from its 

natural state to be predominantly managed and maintained lawns and associated landscaping. 

 

The proposal seeks to formalize the existing residential development at Lot 316 in Deposited Plan 

755631 – located at 10 Box Ridge Road, Coraki NSW. 
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The proposed development is minor in nature and generally seeks to formalize the existing 

residential development located on the site by creating residential allotments that each existing 

dwelling can be located on. 

The proposal seeks to create: 

 

- 14 residential lots,  

- 1 Lot for the existing community centre (proposed Lot 14), 

- 1 public reserve lot with proposed children’s playground (Proposed Lot 15), 

- 1 lot to house the maintenance/equipment shed ((Proposed Lot 15), and  

- 1 large residue lot (Proposed Lot 18). Proposed Lot 18 sits behind/around the residential 

allotments and accommodates all the APZ land 

 

The works proposed to facilitate the creation of these lots, include: 

• Widening and resealing sections of Box Ridge Road, 

• Replacing existing solar street lighting with ones connected to the grid, 

• Upgrade existing stormwater drainage, 

• Provision of driveway and power supply to maintenance shed, 

• Install fencing/bollards to limit access to Proposed Lot 18 (residue lot) around the 

dwellings, 

• Relocate sewer lines to match boundaries of proposed residential allotments, 

• Installation of a children’s playground with suitable equipment, 

• Installation of picnic shelter with fixed tables and chairs, 

• Installation of public toilets, 

• Reconstruction of driveway accesses to match new kerb and footpaths, 

• Installation of additional on street parking bays and associated signage. 

The proposed application seeks to dedicate the land forming Box Ridge Road and the Crown 

Reserve proportion of the access road as Public Road to Richmond Valley Council.  

 

The proposed subdivision works, as described above, do not give rise to any significant adverse 

environmental, social or economic impact that is unable to be mitigated against. 

 

The Statement of Environmental Effects (SEE) has determined that the “works” required to 

deliver this project are minimal.  
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The requirement to uphold those mitigation measures discussed in this SEE and associated 

reports will work together to safeguard any direct or indirect impacts to the site or the landscape. 

Figure 1: Aerial Image 
Source: SixMaps (03/11/2021) 

 

 
Table 1 and 2 includes the key property details of the subject site: 
 

Table 1 – Site Details 

Legal Description and Property Address 

Address 10 Box Ridge Road, Coraki 

Lot(s) and Deposited Plan(s) Lot 316 in DP755631 

Road Frontage(s) Box Ridge Road  

Town/Suburb Coraki 

Local Government Area (LGA) Richmond Valley Council (Consent Authority) 

Owner Bogal Local Aboriginal Land Council (BLALC) 

Total Land Area (ha/sqm) 

 

  

4ha (approximately) 

 

 

 

 
 

 
The proposed Development Application is accompanied by several reports and plans that should 
be read/referred to when considering the proposal. These include: 
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Table 2 – Appendices List 

Deposited Plan Appendix A 

Concept Subdivision Plan Package Appendix B 

Concept Engineering Package Appendix C 

AHIMS search result & Listing Card Appendix D 

Bushfire Risk Assessment Appendix E 

Due Diligence Aboriginal Archaeological Assessment Appendix F 

Statement of Heritage Impact  Appendix G 

 
Barnson Pty Ltd believes that the application should be supported by Council with conditions. 
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2.0 SITE CONTEXT 
 

2.1 Site Details  

The site is located at 10 Box Ridge Road, Coraki - Lot 316 in DP755631.  

Figure 2: Site Zoning 
Source: ePlanning Spatial Viewer (13/08/2021) 

 

Please refer to Annexure A of this report for a copy of the deposited plan. 
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2.2 Local Context 

 

Surrounding Land Use & Zoning  

 
The subject site is zoned RU5- Village pursuant to the Richmond Valley Local Environmental Plan 

2012 (the LEP), corresponding with the existing residential development that has 12 dwellings, 

one community centre, a workshop/machinery storge shed, two bitumen basketball courts, an 

area of open parkland and some remnant native vegetation/trees.  

Adjacent land: 

• to the east contains the Coraki wastewater treatment plant with a RU1 Primary Production 

zone; 

• to the west a vacant allotment of Village Zoned land, currently grassed and vegetated in its 

western extremity (this land is also owned by Bogal LALC). Beyond this vacant land are 

some private residences – also zoned RU1 Primary Production zone; 

• to the north-west is the Coraki Cemetery, this land is zoned SP2 – Infrastructure 

(Cemetery); 

• to the north is an area of land that is forested and has an E2 Environmental Conservation 

Zone, with land further to the north being zoned RE1 Public Recreation which houses the 

Coraki Golf Course;   

• to the south of the site the land is rural and zoned RU1 Primary Production.  

These lands are shown below in Figure 3.  
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Figure 3: Local Context - Zoning 

Source: ePlanning Spatial Viewer (13/08/2021) 

 

2.3 Existing Site and Dwellings 

The site is found to comprise largely of residential development with maintained lawns with 

sparse vegetation. The site has been used for residential purposes with established dwellings for 

over 5 decades. As a result of the residential use, the vegetation within the site has been highly 

modified from its natural state to be predominantly as managed and maintained lawns - shown 

in Figure 4 below. 
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Figure 4 Existing Dwellings 

Source: Google Earth 2021 
 
The following images (Images 1-3) illustrate the existing site conditions and confirm the subject 

land comprised of well-managed pastures and rural accesses. 
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Image 1: Taken at the southern end of the Community Building looking East. The image depicts 

several trees of significant size that will be retained as part of the development. 
 

 
Image 2: Taken beside Box Ridge Road as it enters the estate looking toward the southwest. The 

vegetation in the foreground is associated with open space on the land. 
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Image 3: Looking southeast from the Community Hall 

 

Image 4: Looking West toward a gap between houses at the start of the estate 
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Image 5: Looking East toward existing houses 

 

Image 6: Looking South toward existing houses 
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2.4 Existing Access 

 
The property has practical access from the existing bitumen roads being Box Ridge Road and Ti-

Tree Street. Box Ridge Road is currently Crown owned. Bogal LALC are seeking to formalize the 

Crown Reserve proportion of the access road as Public Road and dedicate it to RVC. This is being 

progressed concurrently with NSW Crown Land.  

Box Ridge Road after entering the site becomes a grid pattern loop road providing individual 

direct access to each of the 12 existing dwellings. Box Rodge Road and an internal (unnamed 

road) that creates a ring around the community hall and the vacant open space/parkland. 

Figure 5: Access Network 

Source: Sixmaps, 2021 
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The following images illustrate the existing site conditions of the access road, Box Ridge Road, 

into the Estate. 

 
 

 

 

 

 

 

 

 

 

 

 

 

Image7: Box Ridge Road as it enters the Estate. Box Ridge Road is approximately 7 metres wide 

here. 

 

Image 8: Looking northwest towards the Ti-tree Road and the Coraki Cemetery 
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Bushfire  

The Bushfire Prone Land Map identifies a significant area adjacent the site as Category 1 

Vegetation, with large areas being within the 100m buffer (Figure 6). The subdivision would be 

classified as integrated development under the Rural Fires Act 1997 s100B. As it is classified as 

Category 1 Bush Fire Prone Land, a separate Bush Fire Risk Assessment has been prepared.  

 

 

 
 

Figure 6: Bushfire Prone Land 

Source: ePlanning Spatial Viewer (Accessed - 12/08/2021) 

Barnson was engaged by the applicant to prepare a Bushfire Risk Assessment Report which is 

accompanying this Development Application. An assessment has been undertaken by Barnson 

confirming strict compliance with the Planning for Bushfire Protection 2019 policy. This is further 

discussed later in this SEE. 
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3.0 DEVELOPMENT PROPOSAL 
 

3.1 Description of Proposal  
 
3.1.1 Proposed Development 
 
The proposal seeks to subdivide the land into 18 lots. The proposed works will provide the 

subdivision of both the road reserve and existing buildings on the site. Subdivision of the existing 

residential plots of land will be on a ‘one house, one lot’ basis and existing fence lines will be 

adopted as the formal boundaries where possible. Rear boundaries to these lots have been 

extended past existing fence lines to the site boundary. 

 

The proposed subdivision looks to do the following:  

 

• 14 residential lots; 

• 1 Lot for the existing Community Centre (Proposed Lot 14); 

• 1 public reserve Lot with proposed children’s playground (Proposed Lot 15);  

• 1 Lot to house the maintenance/ equipment shed (Proposed Lot 17), and  

• 1 large residue lot (Proposed Lot 18). Proposed Lot 18 sits behind/ around the residential 

allotments and accommodates al the APZ land. 

•  1 Lot for future community facilities (Proposed Lot 15) 

 

The works proposed to facilitate the creation of these lots, include: 

 

• Widening and resealing sections of Box Ridge Road; 

• Replacing existing solar street lighting with ones connected to the grid; 

• Upgrade existing stormwater drainage; 

• Provision of driveway and power supply to maintenance shed; 

• Re-surfacing and repair corners of concrete basketball court; 

• Install fencing/bollards to limit access to Proposed Lot 18 (residue lot) around the 

dwellings; 

• Relocate sewer lines to match boundaries of proposed residential allotments; 

• Installation of a children’s playground with suitable equipment; 

• Installation of picnic shelter with fixed tables and chairs; 

• Installation of public toilets; 

• Reconstruction of driveway accesses to match new kerb and footpaths; 

• Installation of additional on street parking bays and associated signage; 

• Installing a Picnic shelter with fixed table and chairs and bin on proposed Lot 15. 
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The plan of Subdivision package is attached at Appendix B of this report.

  

Figure 7: Subdivision Plan
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 3.2 Drainage 

The proposal seeks to: 

 

• Upgrade the existing outlet and install scour protection which is located on the outside the 

northern boundary; 

• Undertake detailed investigation of existing stormwater and upgrade where necessary, 

create easements accordingly; 

• Investigate possible stormwater pipe and outlet, maintain or upgrade and add easements 

accordingly.  

• All stormwater will be guided into existing infrastructure in the northern segment of the 

new subdivision. 

 

Refer to Figure 8 below. 

 

Figure 8: Stormwater Design 
Source: Engineering Design Plans 

 
Stormwater Design package is attached at Appendix C of this report. 
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4.0 STATUTORY ASSESSMENT 
 

4.1 Development Assessment 

Richmond Valley Council is the consent authority for the subdivision. In determining this 

development application, Richmond Valley Council will take into consideration any such matter 

that is described in Section 4.15 of the EP&A Act 1979, where it is relevant to the proposed 

development. 

 

4.2 Acts and State Environmental Planning Policies (SEPP)  

 

Biodiversity Conservation Act 2016 
 
The NSW Biodiversity Conservation Act 2016 (BC Act) commenced on 25 August 2017, henceforth 

replacing the NSW Threatened Species Conservation Act 1995 and parts of the EP&A Act and 

former NSW Native Vegetation Act 2003 (NV Act).  

 

For local development under Part 4 of the EP&A, the Biodiversity Offsets Scheme (BOS) and 

Biodiversity Assessment Method (BAM)may be triggered by the following means: 

 

• Area clearing threshold – exceeding the area clearing threshold associated with the 

minimum size for the property will trigger entry into the BOS. 

• Whether the impacts occur on an area mapped on the Biodiversity Value Map (BVM). 

 

 

Figure 8: BVM Mapping 

Source: ePlanning Spatial Viewer. 

4.3 SEPP 55 – Remediation of Land 
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Clause 7 of the State Environmental Planning Policy No.55 – Remediation of Land (SEPP 55) 

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

 

(a) It has considered whether the land is contaminated, and  

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

(or will be suitable, after remediation) for the purpose for which the development is 

proposed to be carried out, and  

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

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

before the land is used for that purpose. 

 

Comment: The subject site has been associated with the Box Ridge Mission for a long time 

(decades) prior to this application. The land surrounding the site is vacant and rural zoned. 

Consequently, there is no reason to suspect the site to be contaminated in any way which may 

make it unsuitable for the proposed subdivision. Furthermore, a preliminary investigation of the 

subject site has determined that it does not appear to have been subject to any of the materials 

listed in Appendix A of the Managing Land Contamination: Planning Guidelines SEPP 55- 

Remediation of Land (NSW Department of Urban Affairs and Planning and Environment 

Protection Authority, 1998).  

 
 

Integrated development 
 

Section 4.46 of the Environmental Planning and Assessment Act 1979 requires a review of 
whether the development would trigger approval under other environmental or related 
legislation. The application is not requiring referral to any integrated agencies. Assessment of 
each have been provided below: 

 

Table 3 - Integrated Development Requirements 

Act Note Referral 

Rural Fire Act 1997 The site has been identified as a ‘bushfire prone land’, 
and therefore in accordance with 100b of the Rural Fire 
Act, referral to the NSW RFS is required as part of this 
application.  
 
An assessment has been prepared by Barnson and 
determined that the proposed subdivision complies 
with either the acceptable or performance solutions 
within ‘Planning for Bushfire Protection 2019’. 
 
A Bushfire Risk Assessment has been provided at 
Appendix F of this report. 

Yes 
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Table 3 - Integrated Development Requirements 

Act Note Referral 

NSW National Parks and 

Wildlife Act 1974 

The subject site is highly disturbed and the “works” are 

located within a portion of the site that has been highly 

modified. However, the site has connections with rich 

Aboriginal Culture and heritage.  

Thus, a Due Diligence Aboriginal Archaeological 

Assessment Report has been prepared by Virtus 

Heritage and provided in Appendix G of this report.  

 

This assessment was conducted by an archaeologist 

providing advice on the archaeological (scientific) 

values of the project area. The cultural values of the 

project area were assessed by the Bogal Local 

Aboriginal Land Council (LALC) and their Elders. 

Consultation undertaken for this assessment included a 

site inspection and meeting on 14 September 2021 

within Box Ridge community. A draft copy of the report 

was provided to the Elders for review, it was edited and 

the management recommendations provided. The 

Elders agreed that reports could then be submitted as 

part of the Development Application to Council. The 

proposed works and impacts on heritage values are 

addressed within the assessment and consequently 

seven (7) recommendations were made in regard to 

Aboriginal Archaeological Assessment. 

 

Virtus Heritage have also provided a Statement of 

Heritage Impact given the Indigenous and European 

Heritage in the locality, this is provided in Appendix H. 

The SOHI found that the proposal will not result in 

works physically impacting on the archaeological 

potential of Box Ridge however a further 3 

recommendations have been made in regard to 

Heritage. 

Yes 

Water Management Act 

1974 

The site is not mapped to contain any streams, riparian 
lands or watercourses. The proposed subdivision is 
therefore not on “waterfront land”. 

 

Integrated approval pursuant to S89 of the Water 
Management Act is not required and a controlled 

No 
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Table 3 - Integrated Development Requirements 

Act Note Referral 

activity approval is not required before works 
commencing on site. 

Heritage Act 1977 No items listed on the State Heritage register is located 
on, or in close vicinity of the site and hence no 
integrated approval is required to address this 
legislation. 

No 
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4.4 Local Planning Instruments & Policies 

 

4.4.1 Richmond Valley Local Environmental Plan (LEP) 2012 
 

The Richmond Valley LEP 2012 establishes a policy framework for land use planning decisions and 

guides the community in terms of how land can and cannot be used within the Local Government 

Area. The land subject to this application is zoned RU5 – Village. Figure 17 shows an extract of the 

Richmond Valley LEP 2012. 

 

 

Figure 9: Land Zoning 

Source: ePlanning Spatial Viewer (Accessed 12/08/2021) 
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Table 4 - Relevant Provisions of Richmond Valley Local Environmental Plan 2012 (LEP) 

Clause Requirement Comment 

Clause 2.1 

Land use 

Zones 

 

       The proposal is consistent with the aims of the LEP as well as 

being consistent with the objectives of the RU5 Land Zone by 

way of: 

• To provide for a range of land uses, services and 

facilities that are associated with a rural village. 

• To minimise conflict between land uses within the 

zone and land uses within adjoining zones. 

Complies 

Clause 4.1 

Minimum 

Subdivision 

of Lot   

The site has a zone of RU5 and therefore Clause 4.1 of the 

LEP applies to this development application. In accordance 

with subclause 4A of Clause 4.1, land within Zone RU5 Village 

may be subdivided to create lots of at least 600 square 

metres, but only if the consent authority is satisfied that each 

lot is, or will be, serviced by a water reticulation system and 

sewerage system. 

Complies 

Clause 5.10 

Heritage 

Conservation 

The subject site does not have any identified heritage items 

within its boundaries and is not located within a heritage 

conservation area. However, the site has rich heritage 

requiring a Statement of Heritage Impact (SoHI), provided in 

Appendix G. 

The SoHI confirmed that Box Ridge has heritage values 

established at a local level in relation to its history, 

associations, social, research and representative values. The 

areas of identified archeological potential within the area of 

Box Ridge, as confirmed by the Elders site survey, are not 

located within the proposed developments boundaries and 

should not be impacted by the proposed works. 

 

It has been deduced the works will have a minor visual 

impact on the property and these visual changes will in turn 

provide a positive impact for the Village and enhance its 

heritage values. 
 

Complies. 

Clause 5.21 

Flood 

Planning 

The proposal is not on flood affected property and the 

Barnson assessment concludes that no significant flood 

impacts are expected to occur as a result of the proposed 

subdivision. 

Complies 

Version: 1, Version Date: 01/02/2022
Document Set ID: 1748726



 
 
 
 
 

 

8.12.2021  
30 Reference: 37081-PL01_A 

 

Clause 6.2 

Essential 

Services 

(a)  the supply of water- The site benefits from reticulated 

Council water system and therefore will not rely on 

rainwater tanks.  

(b)  the supply of electricity - Overhead powerlines are 

available to the site. 

(c)  the disposal and management of sewage – The site is 

connected to Council’s sewer system. 

(d)  stormwater drainage or on-site conservation – the 

development will be required to connect to Council’s 

stormwater system – requirements for any upgrade is 

provided in the accompanying Engineering Stormwater 

Concept design. 

(e)  suitable vehicular access – suitable access is available to 

the existing site, this will be augmented as necessary to 

benefit all proposed lots.  

Complies 

Clause 6.3 

Earthworks 

Minor earthworks are proposed to re construct the 

stormwater drainage system for Box Ridge Road and upgrade 

works of the existing drains and formalising of the 

stormwater infrastructure that will service the subdivision. 

 Further detail of the proposed earthworks will be provided 

within the future Construction Certificate. 

Complies – 
Condition 
required 

 

Clause 6.6 

Terrestrial 

Biodiversity 

The site is not mapped “terrestrial biodiversity”.  

 

Not 
Applicable to 
this 
Development 
Application. 
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4.4.2 Richmond Valley Development Control Plan 2021 
 
The Richmond Valley Development Control Plan applies to all development within the Richmond 

Valley LGA. 

 

The proposed development complies with the objectives of the DCP as the development is 

appropriate to the environmental characteristics of the land and is environmentally sustainable 

development. 

 

Tables 5 and 6 are a summary of the relevant provisions of the Richmond Valley DCP (2021) as 

they apply to the site: 

 

Table 5 - Relevant Provisions of Richmond Valley DCP [2021] Part A Residential Development 

Clause Comment 

Part A Density 
Maps 

The application is on land identified in Council’s policy as L1 – Low 
Density on Map A3 – Coraki, refer below: 

 
 

This site is a rural village/urban area characterised by single dwelling 
house development. 

Part A-1 Dwelling 
Houses in RU5 
Village Zones 

This chapter of the DCP establishes objectives and design criteria for 
construction of a new dwelling house, or alterations and/or additions to 
an existing dwelling house on a lot of land in the RU5 Village zone.  

 

While this is applicable to the land, the proposed development is for the 
land’s subdivision rather than constructing new dwellings.  

Part A-3 Dual 
Occupancies in RU5 
Village Zones 

This DCP chapter establishes objectives and design criteria for dual 
occupancies on land in the RU5 Village zone.  
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Table 5 - Relevant Provisions of Richmond Valley DCP [2021] Part A Residential Development 

Clause Comment 

While this is applicable to the land, the proposed development is for the 
land’s subdivision rather than constructing dual occupancies. 

Part A-5 Secondary 
Dwellings in the 
RU5 Village Zone 

This chapter contains the development controls for the construction of 
a secondary dwelling, where secondary dwellings are permitted under 
the Richmond Valley LEP 2012, and on lots where there is an existing 
approved dwelling:  RU5 Village Zone.  

 

This Part is applicable to the land however, the proposed development 
is for subdivision rather than constructing secondary dwellings. 

Part A-6 Ancillary 
Residential 
Development in 
the RU5 Village 
Zones 

Ancillary residential developments are types of minor development that 
would ordinarily be associated with the occupation and use of a dwelling 
and that generally have minimal environmental impact. 

 

The proposed development is for subdivision. 

 

 

Table 6- Relevant Provisions of Richmond Valley DCP [2021] Part G Subdivision Controls 

Clause Comment 

G.1 General 
Objectives  
 

 This Part provides guidelines to: 

• assist with the design and construction of subdivisions so that 
they are compatible with the natural and built environments 
within which they are sited,  

• provide development standards and requirements for the 
subdivision of land,  

• provide criteria for consideration during the preparation of a 
development application and its subsequent assessment 

G.2 Subdivision - 
Design Standards 

Lots are generally regular in shape. 

Each of the new lots accommodate a reasonable dwelling area outside 
any known site constraints, achieving 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. 

G.2.2 Design Criteria 
– 2) Site Analysis 

A site analysis plan has been prepared and identifies the site’s 
opportunities and constraints relating to the subdivision pattern and 
potential end use of the land.  
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The site analysis plan has regard to the following: 

• waterways (creeks, rivers, streams)  
Comment: none exist on the site; 
 

• natural resources such as significant vegetation, habitat 
corridors, key fish habitat, wetlands, and various requirements 
for coastal protection  
Comment: none of these factors exist on the site; 
 

• flood prone land,  
Comment: the site is not identified as being flood prone land; 
 

• steep land/land slip 
Comment: the site is not identified as being steep land or 
subject to land slip 
 

• bush fire hazard, 
Comment: the site is identified as being bush fire prone and 
accordingly this has been a major consideration to the 
proposed subdivision. A Bushfire Risk Assessment has been 
prepared to accompany this application. 
 

• access points (vehicles, pedestrians, cyclists),  
Comment: the site will utilise the existing access and roadway 
network to service the proposed subdivision. Refer to the 
concept subdivision layout prepared to accompany this 
application. 
 

• soil conditions (acid sulfate soils, contaminated land) 
Comment: the site is identified as being Class 5 Acid Sulfate 
Soils, however no site contamination has been identified. 
 

• surrounding land uses 
Comment: the site has previously been developed for urban 
living with 12 existing dwellings and a Community Centre. This 
is appropriate on land identified in a Village zone. The site is 
surrounded with a variety of land uses and it is considered that 
the proposal does not create a negative impact on the 
surrounding land uses and similarly, the use of the surrounding 
lands as currently carried out is unlikely to impact the proposed 
subdivision of the site. 
 

• service connections 
Comment: the site is appropriately serviced to accommodate 
the proposed subdivision. Some improvements to stormwater 
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drainage will be necessary to facilitate a more functional 
outcome.  
 

• easements, zones of influence and clear zones, 
Comment: the site doesn’t have any easements, zones of 
influence and clear zones that would adversely impact or limit 
the proposed subdivision. 
There are several proposed easements that will occur within 
the site with the proposed subdivision. 
 

• archaeological sites, 

• Comment: the site is identified as containing a site by AHIMs. 
This site is identified as the Box Ridge Mission. A Due Diligence 
Aboriginal Archaeological report provided by Virtus Heritage 
provided in Appendix F. The proposed works and impacts on 
heritage values are addressed within the assessment and 
consequently seven (7) recommendations were made in regard 
to Aboriginal Archaeological Assessment. 
 

• topography (contours to Australian Height Datum at 1 metre 
intervals), 
Comment: The subject site is relatively flat throughout with a 
gradual slope towards the north. The attached site analysis has 
identified the contours to Australian Height Datum at 1 metre 
intervals). 
 

• aspect, drainage systems, 
Comment: the site is appropriately designed. 
 

• existing buildings, driveways, septic tanks and disposal areas, 
Comment: the site is appropriately designed with regard to 
buildings and driveways - some improvements may be 
necessary to facilitate a more functional outcome. No septic 
tanks or disposal areas exist on the site.  
 

• street and lot layout of locality. 
Comment: the site is appropriately designed and some 
improvements may be necessary to facilitate a more functional 
outcome during construction phase. 

G.2.2 Design Criteria 
– (3) Subdivision and 
Road Design 

Subdivision Design- 

The proposed subdivision has been designed having regard to potential 
environmental constraints on the site. 

• Koala Habitat 
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Comment: the subject site is not affected by Koala Habitat thus 
no further consideration required. 

 

• Protection of native vegetation and habitats under the 
Biodiversity Conservation Act 

Comment: The proposed subdivision is in an area that has been 
significantly modified for an extended period of time. The 
likelihood of native vegetation and habitats being affected is 
minimal. 

 

• Acid Sulphate Soils 
Comment: The site is mapped as Class 5 acid sulfate land which 
requires Development Consent for “Works within 500m of 
adjacent Class 1, 2, 3, or 4 land that is below 5 metres 
Australian Height Datum and by which the water table is likely 
to be lowered below 1 metre Australian Height Datum on 
adjacent Class 1, 2, 3, or 4 land.” The works will not require an 
acid sulfate soils management plan as it is above 5 metres AHD 
in height. 
 

• Contaminated Land 
Comment: the subject site has been identified as banana 

contaminated lands, a contaminated land report will be 
required to accompany any subdivision application in order for 
the subdivision to be assessed. 
 
 
 

• Flood Prone Land 
Comment: the site is not mapped as being Flood Prone Land 
according to the Richmond Valley Council Local Environmental 
Plan (LEP) 
 

• Landform Modification 
Comment: given the current state of the land and the type of 
works proposed, it can be considered that the land will not be 
significantly modified in any way. 
 
 
 

• Coastal Hazards 
Comment:  the site is not mapped as being impacted by Coastal 
Hazards according to the Richmond Valley Council Local 
Environmental Plan (LEP) 
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• Bushfire Hazard 
Comment: According to the ePlanning Spatial Viewer the site is 
with bushfire prone land thus requiring this report to be 
accompanied by a Bushfire Risk Assessment which has also 
been prepared by Barnson Pty Ltd, please refer to Appendix E. 

 

Road Design  

The proposed road design will accommodate the existing design - 
which is grid like in shape. The current design allows easy access for 
vehicles entering from Box Ridge Road. All dwellings/lots will be easily 
accessible. The design reflects sound road function. 

4. Energy Efficiency 
– Lot Orientation 

The proposed subdivision is to subdivide an existing residential area. 
The existing dwellings will not alter in location; thus the lot orientation 
will not affect energy efficiency. 

5. Density (Minimum 
Lot Size) and 
dimensions 

The site has a zone of RU5 and therefore in accordance with the 
Richmond Valley Local Environmental Plan 2012, land within Zone RU5 
Village may be subdivided to create lots of at least 600 square metres, 
but only if the consent authority is satisfied that each lot is, or will be, 
serviced by a water reticulation system and sewerage system.  

6. Services The proposed subdivision has access to roads, footpaths, kerb and 
gutter, drainage, reticulated sewer and water, telecommunications, 
street lighting; and electricity. 
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5.0 ENVIRONMENTAL EFFECTS 
 

5.1 Section 4.15(1) – Matters for Consideration 

 

Under the provisions of Section 4.15(1) of the EP&A Act, in determining a development 

application, a consent authority is to take into consideration such of the following matters as are 

of relevance to the development the subject of the development application. 

 

a) the provisions of: 

i. any environmental planning instrument 

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

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

General has notified the consent authority that the making of the proposed 

instrument has been deferred indefinitely or has not been approved), and 

iii. any development control plan 

iv. 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 

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

paragraph), that apply to the land to which the development relates, and 

Comment 

a) (i) 

 

Table 7 - Matters of Consideration 

Matter Consideration  

State Environmental Planning Policy  

Koala Habitat 2019 

This planning policy is 
addressed in Section 4 

State Environmental Planning Policy No. 55 - 
Remediation of Land. 

This planning policy is 
addressed in Section 4 

Richmond Valley Local Environmental Plan 2012  This planning instrument is 
addressed in Section 4 

State Environmental Planning Policy No. 55 – 
Remediation of Land 

This Planning Instrument is 
addressed in Section 4 
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a) (ii) 

No draft instrument applies to the site. 

 

a) (iii) 

Primary Matter Consideration  

Richmond Valley Development Control Plan 2021 This DCP is addressed in 
Section 5.5. 

 

a) (iv) 

There are no planning agreements under Section 93F that apply to the proposed development. 

 

a) (v) 

Primary Matter Consideration  

NSW Coastal Policy  

Note: The subject land is not located within the Coastal 
Zone.  

 

Not applicable. 

 

b) The likely impacts of that Development  

Comment 

Primary Matter Consideration  

Context and Setting  The proposed development is appropriate and 
compatible within its current land-use zoning and has 
been designed to respect the environmental constraints 
which are relevant to the subject land. 

The scale and form of the subdivision are consistent with 
the surrounding development pattern and is found to be 
strictly compliant with all development standard 
pertaining to the land under the LEP. 

Access, transport and traffic Vehicular access is gained to the subject site via Box Ridge 
Road which connects to Ti-Tree Street. Box Ridge Road is 
a bitumen sealed road. The current access point will 
accommodate the same size vehicles that currently 
frequent the area. The proposed development should not 
have a negative impact on current traffic arrangements 
onsite. 

Utilities Existing utilities are available. Effluent disposal will be 
managed by future landowners.  
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Primary Matter Consideration  

Heritage  The proposed site is the Box Ridge Mission which has rich 
indigenous cultural ties that were identified by Virtus 
Heritage when they attended a site visit with Elders. The 
consultancy firm has provided a Due Diligence Aboriginal 
Archaeological report and a Statement of Heritage 
Impact to provide guidance on how to approach the 
proposed works without disrupting archeological 
significant items. Both reports state that the subdivision 
should not impact on any existing items that are culturally 
significant. Please refer to Appendix F and Appendix G, 
respectively. 

Flora and Fauna The subject site has been identified as the Box Road 
Mission for an extended period of time. The already 
significantly altered locality will not experience any 
significant tracts of flora removal. The already altered 
region would not be able to accommodate for 
endangered fauna.  

Noise  Construction will be undertaken in accordance with 
Council policy. The application does not propose any 
alternative construction hours. 

Safety, security and crime 
prevention 

The orientation of allotments will ensure that dwelling 
houses overlook the street frontage and for increased 
passive surveillance.  

Social & Economic Impacts The proposed development represents a positive social 
impact for this locality by providing additional residential 
allotments that is cognisant of the needs and 
requirements of the residential property market in this 
locale. 

The proposed development will generate a significant 
number of short term employment opportunities during 
civil and future housing construction whilst also 
generating demand for construction materials, transport, 
and property services. 

Annual household expenditure will also provide an 
ongoing and significant monetary contribution to the 
local economy. 

Cumulative Impacts The proposed development has considered the potential 
impacts of the proposed development on the 
surrounding environment including traffic and water 
quality. Appropriate design measures have been 
proposed in each regard. 

The subject land is also exposed to several environmental 
constraints including bushfire. The proposed subdivision 
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Primary Matter Consideration  

design is considerate of such, incorporating several 
design measures in this regard. 

 
c) The suitability of the site for the development. 

Comment 

 

The proposed development is considered appropriate for the site for the following reasons: 

• The subject land is appropriately zoned and is compatible with surrounding 

development; 

• The scale of the proposal is within the capacity of the land and can be appropriately 

serviced; 

• The environmental constraints which affect the subject land may be appropriately 

managed; and 

• The environmental impacts of the development may be ameliorated through design 

and management measures. 

 

Research. 

 

d) Any Submissions made in accordance with this Act or the Regulations. 

Comment 

The proposed development will be required to be publicly advertised in accordance with the 

Council’s notification policy and the notification provisions of the EP&A Act. Council will be 

required to give due consideration to any submission made during that notification period. The 

applicant would like to provide a formal response to any submission received and if Council 

deems necessary. 

 

e) The public interest 

Comment 

The proposed development is in the public’s interest for the following reasons 

 

• It will provide additional residential allotments to the area; 

• It will create new employment opportunities during the construction phases and increase 

the demand for local goods and services; and 

• It is designed cognisant of environmental constraints and does not pose any 

environmental risk to the surrounding environment.  
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6.0 CONCLUSION 
 

This SEE has assessed the impacts of the proposed development. This report describes the 

suitability of the property for the proposed development and in particular, provides an 

assessment of the environmental impacts of the proposal. 

 

Considerable consultation and environmental investigations have been completed prior to this 

submission, most especially during the early stages of the subdivision concept design and then as 

part of the preparation of the development application. The proposed subdivision design has 

been prepared cognisant of these investigations. 

 

This proposed development is considered to be appropriate utilisation of the site, taking into 

consideration its current land use and existing operation. Consideration has been given to the 

environmental qualities of the site which are likely to be affected by this proposal. The proposal 

encompasses a range of design measures that are intended to address and mitigate the 

anticipated impacts of the development. 

 

The proposed development is permissible within the existing land use zone prescribed under the 

Richmond Valley Local Environmental Plan 2012. Consideration of the proposed development in 

the context of current Statutory and Non-Statutory development controls finds there are no 

material impediments to its establishment. 

 

Having regard to the above and the considerations detailed in this report, Barnson considers that 

the proposed development is appropriate for the Subject Land and therefore should be 

supported by Council with the appropriate conditions. 
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APPENDIX B ~ SUBDIVISION PLAN PACKAGE   
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APPENDIX C ~ ENGINEERING PACKAGE 
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APPENDIX D ~ AHIMS SEARCH 
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APPENDIX E ~ BUSHFIRE RISK ASSESSMENT 

 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Version: 1, Version Date: 01/02/2022
Document Set ID: 1748726



 
 
 
 
 
 

8.12.2021  
F Reference: 37081-PL01_A 

 

 
 
 
 
 
 
 
 
 
 

APPENDIX F ~ DUE DILIGENCE REPORT 
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APPENDIX G ~ STATEMENT OF HERITAGE IMPACT 
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