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SNOWY MONAR
R A UNC

EGIONAL

CONDITIONS OF CONSENT
10.2022.154.1

Part A - Administrative Conditions

coO IL

Reason for imposition of conditions: Unrestricted consent may affect the environmental

amenity of the area and would not be in the public interest.
ADM_O01 - Endorsed plans and supporting documentation

Development must be carried out in accordance with the following plans
and documentation, except where amended by Council and/or the
conditions of this development consent.

Plan No. Plan Title. Prepared By. Dated.

JAS277 (G) | Subdivision Plan Stage 1 Jack Atkinson 26/10/2022

JAS277 (G) | Subdivision Plan Stage 2 Jack Atkinson 26/10/2022

Document Title. Prepared By. Dated.
Statement of Environmental Effects Denis Atkinson March 2022
Bushfire Assessment Report Control Line 10/02/2022
Flood Assessment Report Footprint 10/03/2022
Traffic Report TRAFFIX 23/06/2022
Bush Fire Safety Authority Rural Fire 26/10/2022
DA20220S06007 604-0riginal-1 Service

In the event of any inconsistency between the approved plans and the
supporting documentation, the approved plans prevail. In the event of any
inconsistency between the approved plans and a condition of this consent,
the condition prevails. Note: an inconsistency occurs between an approved
plan and supporting documentation or between an approved plan and a
condition when it is not possible to comply with both at the relevant time.

ADM_04 Development Stages

The development is approved, with each stage comprising the following
elements:

Stage 1: Lots 9 - 21, 23,24, 26 - 34
Stage 2: Lots 1-8,22 and 25

Reason

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

Reason
To allow for the

orderly sequencing of
the development
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SNOWY MONARO REGIONAL COUNCIL

ADM_05 Staging of development

Notwithstanding any other condition of this consent, the consent permits
separate Construction Certificates and Occupation Certificates to be issued
for the approved development in stages, provided that all conditions of
consent relevant to the development incorporated within each stage have
been complied with prior to the release of the Construction Certificate or
Occupation Certificate for that stage.

ADM_07 Aboriginal Objects

No Aboriginal objects may be harmed without an approval from Heritage
NSW.

Part B - Other Approvals

Reason

To allow for the
orderly sequencing of
the development and
compliance with
relevant conditions
for each stage.

Reason

To ensure
compliance with the
provisions of the
National Parks and

wildlife Act.

OA_01 Separate Section 138 Permit - Roads Act 19930

Notwithstanding the issue of this development consent, separate consent
from Council under Section 138 of the Roads Act 1993, must be obtained
prior to any works taking place on a public road including the construction
of a new driveway access (or modification of access) and prior to the issue
of an occupation certificate. Applications for consent under Section 138
must be submitted on Council's standard application form and be
accompanied by the required attachments and prescribed fee.

Part D - Prior To the Commencement of Works

Reason

To ensure works
undertaken in the
road reserve have the
approval of Council.

SUB_O1 Prior to the commencement of works

Construction of subdivision works (including clearing, earthworks,
demolition or other works) must not coommence unless the following have
been satisfied:

A. Subdivision Works Certificate for those works has been issued by
Council in conformity with the relevant provisions of the
Environmental Planning and Assessment Act and related
Regulations.

SUB_02 Pre-commencement Meeting

Prior to the commencement of subdivision works for each stage of
development, the developer and contractor shall meet on site with
Council’s representative to review the scope of works, soil and water
management control measures and the inspection and testing regime.
The developer or his representative shall make arrangements with Council
for this meeting not less than seven days in advance.

Reason

To ensure legislative
compliance.

Reason

To ensure works will
be carried out in
accordance with
approved plans and
specifications.
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SUB_05 Construction Environmental Management Plan (CEMP)

A Construction Environmental Management Plan must be developed and
implemented prior to the commencement of any works, to the satisfaction
of the Council. The construction environmental management plan must
include the following measures, as applicable to the type of development:

e location and construction of protective fencing to the perimeter site
disturbance;

e location of site storage areas/sheds/equipment;

e |ocation of building materials for construction;

e |ocation of stockpiles;

e provisions for public safety;

e dust control measures;

e site access location and construction

e details of methods of disposal of demolition materials;
e protective measures for tree preservation;

e provisions for temporary sanitary facilities;

e location and size of waste containers/bulk bins;

e details of proposed sediment and erosion control measures;
e provisions for temporary stormwater drainage;

e construction noise and vibration management;

e construction traffic management details.

The site management measures must be implemented prior to the
commencement of any site works and must be in place throughout the
works, to the satisfaction of Council. A copy of the Construction
Environmental Management Plan must be provided to Council prior to
commencing site works.

SUB_06 Protection of Electricity Infrastructure

Essential Energy's records indicate there is electricity infrastructure located
within the property. Any activities within this location must be undertaken
in accordance with the latest industry guideline currently known as ISSC
20 Guideline for the Management of Activities within Electricity Easements
and Close to Infrastructure.

Reason

To ensure that
appropriate
measures have been
considered during all
phases of the
construction process
in a manner that
maintains the
environmental
amenity and ensures
the ongoing safety
and protection of
people.

Reason

Page 3 of 19
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Part E - During Construction

DC_18 Protecting Wastewater supply services

Council’s existing wastewater infrastructure including rising mains, trunk,
drainage pipelines and access chambers (SMH) which are exposed,
accidentally or deliberately during construction shall be protected from
damage.

Council must be informed immediately of any damage to any Council
infrastructure. The damage shall be repaired/reinstated to new condition
at the applicant’s expense following consultation with Council.

Note: Repair work may require a Section 68 Application for sewerage works
under the Local Government Act 1993.

DC_20 Protecting Water supply services

Council’s existing water supply infrastructure including rising mains, trunk
and reticulation pipelines which are exposed, accidentally or deliberately
during construction shall be protected fromm damage.

Council must be informed immediately of any damage to any Council
infrastructure. The damage shall be repaired/reinstated to new condition
at the applicant’s expense following consultation with Council.

Note: Repair work may require a Section 68 Application for water supply
works under the Local Government Act 1993.

DC_26 Erosion and drainage management

Adequate measures will be taken to prevent dust from affecting the
amenity of the neighbourhood during construction. In particular, the
following measures must be adopted:

a) Physical barriers will be erected at right angles to the prevailing wind
direction or will be placed around or over dust sources to prevent wind
or activity from generating dust emissions,

b) Earthworks and scheduling activities will be managed to coincide with
the next stage of development to minimise the amount of time the
site is left cut or exposed, All materials will be stored or stockpiled at
the best locations,

c) The surface should be dampened slightly to prevent dust from
becoming airborne but should not be wet to the extent that run-off
occurs,

d) All vehicles carrying spoil or rubble to or from the site will at all times
be covered to prevent the escape of dust or other material,

e) All equipment wheels will be washed before exiting the site using

Reason

Itisin the public
interest that the
development works
do not damage
existing Council
infrastructure.
Section 4.15(e) of the
Environmental
Planning and
Assessment Act 1979.

Reason

Itis in the public
interest that the
development works
do not damage
existing Council
infrastructure and
accordingly a record
of existing conditions
is required. Section
4.]5(e) of the
Environmental
Planning and
Assessment Act 1979.
Reason

To reduce impact on
surrounding
properties during
construction.
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manual or automated sprayers and drive-through washing bays,

f) Gates will be closed between vehicle movements and will be fitted
with shade cloth, and Cleaning of footpaths and roadways will be
carried out regularly.

Part F - Subdivision Engineering

SUB_08 Works as Executed Plans Reason

Upon completion of the subdivision works for each stage of the To ensure adequate

development, the developer shall provide Council with a complete set of records are made of
- .. systems installed.

plans of the works as constructed, detailing all variations from the

approved plans and to the acceptance of the Council's Development

Engineer.

The Works-As-Executed plans shall be submitted to Council in electronic
format (.pdf) and must be prepared and certified by a Registered Surveyor
or Chartered Professional Engineer and define the location of all water
supply, sewerage and, stormwater infrastructure to the acceptance of the
Council's Development Engineer.

SUB_09 Separate Water and Sewerage Connections - Torrens Title Reason
Subdivision

Water Stage 1and 2

To ensure that all lots
The developer shall provide all necessary water supply reticulation works, 2r¢ ?dedqgate'y
property connections and associated facilities to service every lot in S€TvIceC@®Y

r it ith C i ug Ri D | t Desi d reticulated water and
conformity with Counci s nowy River Developmen esign and . orinfrastructure.
Construction Specifications”.

Water shall be connected to the existing water mains at Hoskin Street.

Prior to the submission of the Subdivision Works Certificate application, the
developer shall carry out a water network analysis to the satisfaction of
Council and at no cost to Council to determine the sizing of each water
main within the development.

Sewer Stage 1and 2

The developer shall provide all necessary sewerage reticulation works,
property connections and associated facilities to service every lot in
conformity with Council's “Snowy River Development Design and
Construction Specifications”.

All sewer mains shall be centrally located in a minimum 3.0 metre wide
easement unless it is shared with a storm water service. A sewer main
alignment along and within the road reserve will not be permitted.

A gravity sewerage system will only be permitted and such system shall
service every lot in this development. A pumped sewerage system will not
be permitted.

Page 5 of 19
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Easement to Drain Sewer - The plan of subdivision and Section 88B
instrument shall establish suitable easements not less than 3.0 metres wide
in favour of Council to contain all sewerage mains within lots in the
subdivision.

SUB_10 Electricity Service Easements

As part of the subdivision, an easement/s are/is created for any existing
electrical infrastructure. The easement/s is/are to be created using Essential
Energy's standard easement terms current at the time of registration of the
plan of subdivision.

Note - Any existing encumbrances in favour of Essential Energy (or its
predecessors) noted on the title of the above property should be complied
with.

SUB_11 Maintenance Period for Subdivision Works (all stages)

The developer shall carry out any maintenance works required to
completed subdivision works and shall rectify any defects becoming
apparent within a period of twelve (12) months after the date that Council
accepts that the works have reached practical completion.

Prior to the release of the Subdivision Certificate for that stage of the
subdivision, the developer shall provide Council with financial security (cash
bond or unconditional bank guarantee) for compliance with this condition
in an amount of five percent of the value of the subdivision works.

In addition to the bond the developer shall pay to Council a Bond
Administration Fee in accordance with Council's Fees and Charges.

SUB_14 Storm Water Drainage — Council System
Stage 1and 2

The developer shall construct storm water drainage infrastructure to
service each lot in the development in conformity with the standards set
out in Council's “Snowy River Development Design and Construction
Specifications”.

Each lot shall have a separate inter allotment stormwater drainage
connection point and shall be connected to an underground piped
drainage system. Each lot shall be provided with a separate grated pit
connection.

The plan of subdivision shall include the creation of inter-allotment
drainage easements as necessary to allow every lot to discharge storm
water runoff from roof and paved areas to a public road or a Council
controlled drainage system. The plan of subdivision shall include the
creation of easements to drain water not less than 3.0 metres wide in
favour of Council to provide for storm water drainage within the
subdivision.

Drainage works within these easements shall be designed and constructed

Reason

To ensure that all
necessary easements
are including in the
final plan of
subdivision.

Reason

To ensure the
establishment of a
maintenance period
and agreement after
completion of
subdivision works.

Reason

To ensure that
stormwater
infrastructure is
established on site.
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in conformity with the standards set out in Council's “Snowy River
Development Design and Construction Specifications”.

SUB_15 Traffic Control

The developer shall ensure that traffic control measures are implemented
for all works within public roads in conformity with Traffic Control Plans
prepared and approved by a competent person accredited by Transport for
NSW. A traffic control plan prepared and approved by a competent person
accredited by the Transport for NSW must be submitted to Council for
each stage of development if working on a public road prior to the issue of
an approved construction certificate.

SUB_16 Road Construction /Widening

Stage 1

The developer shall construct the unformed part of Hoskin Street from the
intersection of Pryce street and Hoskin street to the starting point
proposed Road 2 within the subdivision. This road shall be upgraded in
conformity with Council's “Snowy River Development Design and
Construction Specifications” to include the following:

1. 8m wide bitumen seal pavement

2. Layback kerb and gutter along both sides with a width of 8.0 metres
between nominal kerb lines.

3. Storm water and subsoil drainage works.

4. A bitumen sealed road pavement extending for the full width
between the kerbs and gutters.

5. Grassing of footway areas and planting of street trees on one side
and 1.2m wide footpath on the other side.

Stage 1

The plan of subdivision shall include the dedication of the proposed Road 1
and Road 2 and section of Road 3 up to stage 1 as a public road, not less
than 15.0 metres wide as shown on the Approved Development Plan. This
road shall be constructed in conformity with Council's “Snowy River
Development Design and Construction Specifications” to include the
following:

1. Construction of the full length of Road 1, Road 2 and partial length of
Road 3.

2. Layback kerb and gutter along both sides with a width of 8.0 metres
between nominal kerb lines.

3. Storm water and subsoil drainage works.

4. A bitumen sealed road pavement extending for the full width

Reason

To ensure
compliance with the
Roads Act.

Reason

To ensure the road
network is
adequately
augmented to allow
for the traffic
generated by the
development.

Page 7 of 19
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between the kerbs and gutters.

5. Grassing of footway areas and planting of street trees on one side
and 1.2m wide footpath on the other side. A landscaping plan shall
be submitted and approved by Council.

6. Atemporary 8m radius tuning head at the end of Road 3

Road name signs are to be erected at completion of works. The road name
must be approved by Council in advance and must be shown on the final
plan of subdivision.

Stage 2

The plan of subdivision shall include the dedication of the proposed Road 3
as a public road, not less than 15.0 metres wide as shown on the Approved
Development Plan. This road shall be constructed in conformity with
Council's  “Snowy River Development Design and Construction
Specifications” to include the following:

1. Construction of the full length Road 3.

2. Layback kerb and gutter along both sides with a width of 8.0 metres
between nominal kerb lines.

3. Storm water and subsoil drainage works.

4. A bitumen sealed road pavement extending for the full width
between the kerbs and gutters.

5. Grassing of footway areas and planting of street trees on one side
and 1.2m wide footpath on the other side. A landscaping plan shall
be submitted and approved by Council.

6. 8m radius cul-de-sac head at the end of Road 3

Road name signs are to be erected at completion of works. The road name
must be approved by Council in advance and must be shown on the final
plan of subdivision.

Footpath Stage 1and 2

The developer shall construct a concrete footpath for the entire length of
one side of each street (Road 1, Road 2 and Road 3) to the frontage of all
lots. Design and construction shall be in conformity with the standards
specified in Council's “Snowy River Development Design and Construction
Specifications” to include the following:

Concrete pavement not less than 1.2 metres wide
Minimum concrete thickness 100 mm

Minimum concrete strength grade 25 MPa
Minimum reinforcement SL72 steel mesh

N

Page 8 of 19
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SUB_17 Concrete Footpath - Outside Subdivision

Stage 1

The developer shall construct a concrete footpath for the entire length of
one side of Hoskin Street from Road 2.

Design and construction shall be in conformity with the standards
specified in Council’'s “Snowy River Development Design and Construction
Specifications” to include the following:

a) Concrete pavement not less than 1.2 metres wide
b) Minimum concrete thickness 100 mm

c) Minimum concrete strength grade 25 MPa

d) Minimum reinforcement SL72 steel mesh

Pedestrian refuges shall be constructed to the satisfaction of Council and
with the endorsement of the Snowy Monaro Local Traffic Committee where
the footpath crosses each road.

SUB_18 Intersection treatment - BAL and BAR - Stage 1

As a minimum the intersection of Mackay Street with
Jindabyne/Kosciuszko Road shall be designed and constructed to provide a
sealed Basic Right Turn (BAR) and Basic Left Turn (BAL) treatment on
Jindabyne/Kosciuszko Road in accordance with the Austroads Guide to
Road Design as amended by the supplements adopted by Transport for
NSW for the posted speed limit and to accommmodate the design vehicle.
Kosciuszko Road is an approved B-Double route.

The intersection of Mackay Street with Kosciuszko Road shall be designed
and constructed so as not to interfere with the capacity of the current
roadside drainage network and to prevent water from proceeding onto, or
ponding within, the carriageway of the Kosciuszko Road.

Any damage or disturbance to the road reserve of Kosciuszko Road shall be
restored to match surrounding landform in accordance with Council
requirements.

The storage of any material within the road reserve of Kosciuszko Road is
denied. Appropriate signage and fencing is to be installed and maintained
to effect this requirement.

Prior to works commencing within the road reserve of
Jindabyne/Kosciuszko Road the applicant must apply for and obtain
approval under Section 138 of the Roads Act, 1993 from the road authority.
The developer is responsible for all public utility adjustment/relocation
works, necessitated by the proposed development and as required by the
various public utility authorities and/or their agents.

Works associated with the development shall be at no cost to Transport for
NSW.

SUB_35 Owners Consent - Neighbouring Properties

Evidence of owners consent shall be submitted to Council prior to the issue
of a Subdivision Works Certificate for any works proposed on any lot not

Reason

To ensure pedestrian
access to the
subdivision is
established to allow
for connectivity with
the surrounding road
network.

Reason

To ensure the road
network is
adequately
augmented to allow
for the traffic
generated by the
development.

Reason

To ensure legal
compliance.

Page 9 of 19
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part of this application.

SUB_41 Battle-axe

Lot 23 and 24

The developer shall provide a concrete driveway for the entire length of the
access corridor to battle-axe lots in conformity with Council's “Snowy River
Development Design and Construction Specifications” , to include the
following:

A 6m wide access handle

Concrete pavement not less than 3.0 metres wide
Minimum concrete thickness 150mm

Minimum concrete strength grade 25MPa
Minimum reinforcement SL72 steel mesh
Suitable storm water drainage.

NU NN

The plan of subdivision and section 88B instrument shall establish
reciprocal easements for access and services over the entire length of
access corridors to adjoining lots.

Battle-axe Driveway lot 11

The developer shall provide a concrete driveway for the entire length of the
access corridor to battle-axe lots in conformity with Council's “Snowy River
Development Design and Construction Specifications” , to include the
following:

A 6m wide access handle

Concrete pavement not less than 3.0 metres wide
Minimum concrete thickness 150mm

Minimum concrete strength grade 25MPa
Minimum reinforcement SL72 steel mesh
Suitable storm water drainage.

OB WN

SUB_42 Stormwater Detention Basin

An on-site storm water detention basin is to be installed within proposed
subdivision as part of the development in accordance with Council's
Development Control Plan and Council's “Snowy River Development
Design and Construction Specifications”.

The detention system is to be designed and installed to limit storm water
discharge from the development site to a rate no greater than the pre-
development discharge rate for events up to the 1 in 20 year average
recurrence interval and to the basin design requirements (where relevant)
as specified in “Snowy River Development Design and Construction
Specifications”.

The final design shall be submitted to Council as part of the Subdivision
Works Certificate application for stage 1.

SUB_43 Storm Water Drainage to Myack Creek and 10 Jindabyne Road

The developer shall construct piped storm water drainage infrastructure

Reason

To ensure
appropriate access is
established to all lots
within the
subdivision.

Reason

To ensure stormwater
is appropriately
managed..

Reason

To ensure stormwater

Page 10 of 19



DEVELOPMENT APPLICATION 10.2022.154.1 - THIRTY FOUR (34) LOT SUBDIVISION
ATTACHMENT 1 DRAFT CONDITIONS 10.2022.154.1

Page 12

SNOWY MONARO REGIONAL COUNCIL

from the development site to the intersection of Middlingbank Road and
Jindabyne Road to convey the 1in 5 year average recurrence interval event
flows from the subdivision drainage system, in conformity with the
standards set out in Council's “Snowy River Development Design and
Construction Specifications”.

The final design shall be submitted to Council as part of the Subdivision
Works Certificate application for stage 1.

SUB_44 Probable Maximum Flood affected Lots and access

The developer shall provide appropriate building height controls on the
title, being that a minimum floor levels for habitable rooms shall be
specified on these lots; a minimum of 500 mm above the 1 % AEP food
profile, for each lot affected by the probable maximum flood in accordance
with the findings provided in the Floodplain Risk Management Studies and
Plans, Final Report, November 2020, by SMEC and GRC Hydro to the
satisfaction of Council prior to the release of the Subdivision Certificate.

Developer shall prepare a plan for an appropriate flood evacuation strategy
and pedestrian/vehicular access route for both before and during a flood
and submit this plan to Council for approval prior to the issue of the
subdivision certificate for the effected stage(s).

SUB_45 Road Upgrade - Hoskin Street

Prior to start the construction of any stage the developer shall construct
the unformed part of Hoskin Street from the intersection of Pryce street
and Hoskin street to the starting point proposed Road 2 within the
subdivision. This road shall be upgraded in conformity with Council's
“Snowy River Development Design and Construction Specifications” to
include the following:

1. 8m wide bitumen seal pavement

2. Layback kerb and gutter along both sides with a width of 8.0 metres
between nominal kerblines.

3. Storm water and subsoil drainage works.

4. A bitumen sealed road pavement extending for the full width
between the kerbs and gutters.

5. Grassing of footway areas and planting of street trees on one side
and 1.2m wide footpath on the other side.

SUB_28 Street Lighting

The developer shall provide street lighting for the entire subdivision
including the unformed part of Hoskin Street from the intersection of Pryce
street and Hoskin street to the starting point proposed Road 2 within the
subdivision.

is appropriately
managed.

Reason

To ensure protection
of buildings and
residents.

Reason

To ensure the road
network is
adequately
augmented to allow
for the traffic
generated by the
development.

Reason

To ensure
appropriate street
lighting is installed
for the development..

Compliance Certificate Inspections (For information only - this is NOT a condition of consent)

The developer must obtain a Compliance Certificate, either from Council to demonstrate that
all subdivision works have been completed. The subdivision works must be inspected by

Page 11 0f 19
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Council's inspector at each of the following stages of construction to confirm compliance with
the standards set out in Council’'s Development Design and Construction Specifications.

(@) After placement of all signs in accordance in with the approved Traffic Control Plan.

(b) After stripping of topsoil from roads and fill areas, all Soil and Water Management Plan
controls shall be in place at this stage.

(c) After completion of road subgrade.

(d) During field density testing, string line checking and proof rolling of the finished
subgrade.

(e) After placement of water service conduits prior to backfilling.
(f) After placement and compaction of each layer of gravel pavement material.

(g) During field density testing, string line checking and proof rolling of each finished
gravel pavement layer.

(h) During application of bitumen seal or asphaltic concrete wearing surface.

(i) After laying and jointing of all water supply pipelines prior to backfiling and after
installation of all water meters.

(j) After laying and jointing of all sewerage pipelines prior to backfilling.
(k) During pressure testing of all water supply pipelines.

(I) During pressure testing of all sewerage pipelines.

(m)During testing of all sewer manholes.

(n) After completion of works prior to acceptance and commencement of “on-
maintenance” period.

(o) During the “off-maintenance” period inspection.

(p) As otherwise required to confirm that the works are satisfactorily executed and in
conformity with environmental controls.

It should be noted that Council charges fees for inspections and Compliance Certificates.

These fees must be paid prior to the endorsement of a Subdivision Certificate.

Part G - Agency Specific Conditions

AS_01 Agency Specific Reason

General Conditions To comply with the
issued Bushfire Safety

The General Terms of Approval are based on the documents/plans Authority.

supplied via Councils referral to the NSW RFS.

e The plan titled Subdivision Proposal Stage 1 & Stage 2 prepared by

Page 12 of 19
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Jack Atkinson Surveying dated 26 October 2022 ref JAS277

Asset Protection Zones

The intent of measure is to provide sufficient space and maintain
reduced fuel loads to ensure radiant heat levels at the buildings are
below critical limits and prevent direct flame contact.

1. At the commencement of building works or the issue of a
subdivision certificate, whichever comes first, the entire site must
be maintained as an inner protection area in accordance with the
requirements of Appendix 4 of Planning for Bush Fire Protection
2019.

When establishing and maintaining an inner protection area, the
following requirements apply:

e tree canopy cover should be less than 15% at maturity;
e trees at maturity should not touch or overhang the building;

e lower limbs should be removed up to a height of 2 m above
the ground,;

e tree canopies should be separated by 2to5m;

e preference should be given to smooth-barked and evergreen
trees;

e large discontinuities or gaps in the shrubs layer should be
provided to slow down or break the progress of fire towards
buildings;

e shrubs should not be located under trees;
e shrubs should not form more than 10% ground cover;

e clumps of shrubs should be separated from exposed windows
and doors by a distance of at least twice the height of the
vegetation;

e grass should be kept mown (as a guide, grass should be kept
to no more than 100mm in height); and

e leaves and vegetation debris should be removed regularly.

2. At the issue of a subdivision certificate, if the land immediately to
the north-west of proposed lots 13-16, PT35, 11,5-8 & south-east of
lots 22-24, 30-34 &1 has not been developed and the bush fire
hazard removed, a suitably worded instrument(s) must be created
pursuant to section 88B of the Conveyancing Act 1919 over the lots
which prohibits the construction of buildings other than class 10b
structures for a distance of 11 metres to the relevant boundary. The
instrument may be lifted upon commencement of any future
proposed development on the adjoining land, but only if the bush
fire hazard is removed as part of the proposal. The name of
authority empowered to release, vary, or modify the instrument
must be Council.

Page 13 of 19
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Access - Public Roads

The intent of measure is to provide safe operational access to
structures and water supply for emergency services, while residents
are seeking to evacuate from an area.

3. Access roads must comply with the following general
requirements of Table 5.3b of Planning for Bush Fire Protection
2019 and the following:

e subdivisions of three or more allotments have more than one
access in and out of the development;

e traffic management devices are constructed to not prohibit
access by emergency services vehicles;

e maximum grades for sealed roads do not exceed 15 degrees
and an average grade of not more than 10 degrees or other
gradient specified by road design standards, whichever is the
lesser gradient;

e all roads are through roads;

¢ dead end roads are not recommended, but if unavoidable, are
not more than 200 metres in length, incorporate a minimum
12 metres outer radius turning circle, and are clearly sign
posted as a dead end,;

e where kerb and guttering is provided on perimeter roads, roll
top kerbing should be used to the hazard side of the road;

e where access/egress can only be achieved through forest,
woodland and heath vegetation, secondary access must be
provided to an alternate point on the existing public road
system;

e one way only public access roads are no less than 3.5 metres
wide and have designated parking bays with hydrants located
outside of these areas to ensure accessibility to reticulated
water for fire suppression;

e the capacity of perimeter and non-perimeter road surfaces
and any bridges/causeways is sufficient to carry fully loaded
firefighting vehicles (up to 23 tonnes); bridges/causeways are
to clearly indicate load rating;

e hydrants are located outside of parking reserves and road
carriageways to ensure accessibility to reticulated water for
fire suppression;

e hydrants are provided in accordance with the relevant clauses
of AS 2419.1:2005 - Fire hydrant installations System design,
installation and commissioning; and

e thereis suitable access for a Category 1fire appliance to within
4m of the static water supply where no reticulated supply is
available.

Page 14 of 19
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Water and Utility Services

The intent of measure is to provide adequate services of water for the
protection of buildings during and after the passage of a bush fire, and
to locate gas and electricity so as not to contribute to the risk of fire to
a building.

4. The provision of water, electricity and gas must comply with the
following in accordance with Table 5.3c of Planning for Bush Fire
Protection 2019:

reticulated water is to be provided to the development where
available;

fire hydrant, spacing, design and sizing complies with the
relevant clauses of Australian Standard AS

2419.1:2005;

hydrants are not located within any road carriageway;

reticulated water supply to urban subdivisions uses a ring
main system for areas with perimeter roads;

fire hydrant flows and pressures comply with the relevant
clauses of AS 2419.1:2005;

all above-ground water service pipes are metal, including and
up to any taps;

where practicable, electrical transmission lines are
underground,;

where overhead, electrical transmission lines are proposed as
follows:

o lines are installed with short pole spacing (30m), unless
crossing gullies, gorges or riparian areas; and

o no part of a tree is closer to a power line than the distance
set out in accordance with the specifications in ISSC3
Guideline for Managing Vegetation Near Power Lines.

reticulated or bottled gas is installed and maintained in
accordance with AS/NZS 1596:2014 and the requirements of
relevant authorities, and metal piping is used,;

reticulated or bottled gas is installed and maintained in
accordance with AS/NZS 1596:2014 - The storage and handling
of LP Gas, the requirements of relevant authorities, and metal
piping is used;

all fixed gas cylinders are kept clear of all flammable materials
to a distance of 10m and shielded on the hazard side;

connections to and from gas cylinders are metal; polymer-
sheathed flexible gas supply lines are not used; and

above-ground gas service pipes are metal, including and up to
any outlets.
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Part H - Prior to the Release of the Subdivision Certificate

SUB_20 Utilities / Services - Electricity and Telecommunications

Prior to the issue of the relevant Subdivision Certificate, the following
written evidence of service provider requirements must be submitted to
Council:

a. Electricity Supply Authority —a Notice of Arrangement
demonstrating that satisfactory requirements have been made to
service the proposed development.

b. Telecormmunication Provider — a letter of consent demonstrating
that satisfactory requirements have been made to service the
proposed development.

Note - It is the Applicant's responsibility to make the appropriate
application with Essential Energy for the supply of electricity to the
subdivision, which may include the payment of fees and contributions.

SUB_22 Subdivision Certificate Application

The developer is to submit to Council through the NSW Planning Portal a
Subdivision Certificate application together with:

a) Electronic subdivision plan and Administration sheet;

b) Any required or relevant Section 88B instrument under the
Conveyancing Act 1919;

c) The applicable fee;

d) Documentation from a recognised telecommmunications carrier
certifying that telephone connection has been provided to the site;

e) Notice of Arrangement from Essential Energy certifying that
electricity connection has been provided to each lot ;

f) Certificate from Snowy Monaro Regional Council certifying that all
necessary and appropriate weed eradication work has been
completed on all lots in the subdivision.

g) A location map of all water meters on the site; and

h) Details on all water meters on the newly created lots.

Optional

Original /Hard copy linen plans and administration documents, where the

applicant require original copies to signing by Council, hard copy plans
shall be received at a council office within two (2) business days after
submission of the application on the Planning Portal.

Reason

To ensure all required
services are provided to
the subdivision.

Reason

To ensure compliance
with legislation.
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SUB_23 Payment of section 7.11 Contributions

The payment of contributions to Council is required to cater for the
increased demand for infrastructure resulting from the approved
development pursuant to Section 7.11 of the Environmental Planning and
Assessment Act, 1979 and Council's adopted Contributions plans, the
following contributions apply to the development:

Stage 1 (24 Lots)

Bushfire Services $ 4,656
Community Services and Facilities $ 16,008
Open Space and Public Art $ 3,816
Regional Waste $19,224
Total $43,704.00

Stage 2 (9 Lots)

Bushfire Services $1,746
Community Services and Facilities $ 6,003
Open Space and Public Art $1,431
Regional Waste $ 7,209
Total $16,389.00

The above contributions have been imposed in accordance with the
Snowy River Contributions Plan 2008. The contribution is based on an
additional thirty four (34) residential allotments. Contributions will be
reassessed at the time of payment in accordance with Council's adopted
Fees and Charges and may be subject to an increase by CPI.

Contributions will be reassessed at the time of payment in accordance
with Council's adopted Fees and Charges and may be subject to an

increase by CPI. The above-specified Contribution Plans may be inspected

at Council offices.

It is the responsibility of the Principal Certifying Authority that the
nominated contributions have been paid to Council, prior to the issue of
the relevant stage Subdivision Certificate.

SUB_24 Water and Sewer Contributions

The developer shall submit to Council a Section 305 Compliance
application (Water and Sewer Contributions) under Section 305 of the
Water Management Act 2000 prior to the approval of any construction
certificate. The developer must obtain a Compliance Certificate under
Section 307 of the Water Management Act 2000 prior to the approval of
any subdivision certificate.

Reason

To ensure development
contributions are paid
to address the
increased demand for
public amenities and
services resulting from
the approved
development

Reason

To address the
increased demand on
water and sewer
infrastructure resulting
from the approved
development
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SUB_25 Testing of Council Water and Sewer Infrastructure

A subdivision certificate must not be issued until all sewer mains have
been tested and all water mains have been tested and disinfected in
accordance with Council's Development Design and Construction
Specifications and to the satisfaction of Council.

SUB_26 Services

Any adjustment or augmentation of any public utility services including
gas, water, sewer, electricity, street lighting and telecommunications
required as a result of the development must be at no cost to Council and
undertaken prior to the issue of the relevant Subdivision Certificate.

SUB_27 Completion of Engineering Works

The developer shall complete all engineering works in accordance with
the conditions of this consent together with any necessary work to make
the construction effective.

The costs of all engineering works shall be fully borne by the
applicant/developer and any damage to Council's assets shall be made
good, prior to the issue of the Subdivision Certificate.

SUB_28 Landscaping

Prior to the issue of the subdivision certificate for each stage of the
subdivision the developer shall ensure that the landscaping as shown in
the Landscape Concept Design plan has been completed to the
satisfaction of Council.

SUB_29 Bushfire Compliance Inspection

Prior to the issue of the subdivision certificate an inspection is to be
carried out by a suitably qualified consultant demonstrating compliance
with ensure condition AS_O1.

SUB_30 Road Naming

The road names for each road in the subdivision are to be gazetted by the
Geographical Names Board (GNB) and approved by Council prior to the
release of the subdivision certificate. The approved road names are to be
shown on the administration sheet accompanying the final subdivision
certificate.

In choosing road names consideration should be given too:

- Geographical Names Board require naming to meet certain
guidelines to be gazetted. Names should not be duplicated within
a minimum of 30km and not include Alpine, Mountain, River or
Snow/y

- No names of people or organisations

- Check names on the Geographical Names Board eligibility checker

Reason

To ensure new
infrastructure works
are fit for purpose.

Reason

To ensure all required
services are provided
by the developer to
adequately service the
subdivision.

Reason

To ensure completion
of works is carried out
in accordance with

Council requirements.

Reason

To ensure landscaping
works have been
undertaken in
accordance with
approved plans.

Reason

To ensure works
required by the
Bushfire Safety

Authority have been
undertaken.

Reason

To ensure legislative
compliance.
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first found here https://proposals.gnb.nsw.gov.au/public/road-
names/evaluation. If an problem is identified, the proposed name
will not get gazetted by GNB

- provide a clear documented relevant connection to the local
community
Should the name selected not be suitable for approval by Council and
gazetting by GNB it will be rejected and the process will be delayed.
SRMC can also provide name suggestions if that is preferred.

Please submit your proposal/s to SMRC including the
relevance/background to the name and whether it has been evaluated by
GNB.

Note — The approval of road names can be lengthy and Council
recommends applicants commmence this process at least 6 months prior
to the finalisation of the subdivision so as not to delay the issue of the
subdivision certificate.

SUB_31 Street Numbers Reason

The street numbers for each lot in the subdivision are to be shown on the To ensure legislative
administration sheet accompanying the final plan of subdivision when compliance.
lodged with the subdivision certificate. The subdivision certificate cannot

be released until such time as the street numbers of each lot have been

allocated and shown on the administration sheet.

SUB_32 Hoskin Street Park Fence Reason

The developer shall erect suitable fencing, to the satisfactory of Council, To ensure the safety of
which encloses the Hoskin Street park. park users.

SUB_55 Storm Water Detention for each lot Reason

An 88B Instrument shall be established to require storm water detention T
. . . . . . O ensure stormwater
on each lot. The detention system is to be designed and installed to limit s appropriately
the storm water discharge rate from the development lot to a rate N0 managed.
greater than the pre-development discharge rate for events between the
1in 20 year and 1in 100 year average recurrence interval.

A Section 88B instrument shall be prepared to reflect this requirement

and submitted for the approval of Council prior to the release of the
subdivision certificate for each stage.
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Proposed Residential Village Subdivision of
Lot Y DP417424 Hoskin Street, Berridale
To Create 34 New Allotments in Two Stages and
Civil Enginering Works Within
Lot A DP321480 and Lot 1 DP932240 (Adjoining Lands)

March, 2022
Ref No:DA0O19

DENIS ATKINSON
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1. THE PROPOSAL

The following Statement of Environmental Effects has been prepared to
support a Development Application for a two stage residential (village)
subdivision of Lot Y DP417424, Hoskin Street Berridale. The subject land
is within the Snowy Monaro Regional Council Local Government Area
and is located within the village of Berridale and subject to the provisions
of the Snowy River Local Environmental Plan (SRLEP) 2013.

Prior to finalising any design for the subdivision, a pre-lodgement meeting
was arranged at Council and the Minutes of this meeting are included at
Appendix A. The issues raised at this meeting have been considered in the
final design all the development.

This application seeks the consent of Council for the proposed residential
subdivision for 34 lots, in two stages. A concept subdivision plan is
included at Appendix B and shows existing contour detail and approximate
areas and dimensions for all 34 lots. The proposed lots range

in approximate area from 720m? to 1000m?>.

The subject land is zoned Zone RUS Village Under the provisions of is
SRLEP 2013 and as all lots are greater in area then 700m? the proposal is
permissible subject to the consent of Council.

The development is proposed to be undertaken in two stages, as follows:

e Stage 1 — Lots 9 to 35. This stage will include all proposed roading
and services to Lots 9 to 35 and the residue land. The works for this
stage will include the extension of Hoskin Street and if the
development of the adjoining land (Lot 1 DP932240) has not already
provided it, stormwater and sewer through the lot to the approved

discharge point.

March 2022 Denis Atkinson Planning 1
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e Stage 2 — Lots 1 to 8. This stage is reliant on Lot A DP321480
being developed. If not, these lots will require the provision of sewer
and stormwater through Lot A DP321480 and connection to existing
Council infrastructure.

NB: The owners of Lot 1 DP932240 and Lot A DP321480 have
signed providing consent to the lodgement of this application.
Adjoining land uses are:

e North - existing tourist accommodation facility

e South - the existing village area of Berridale

e East - land subject to a yet to be approved Development Application
for residential (village) subdivision

e West - the land has recently been approved for a residential
subdivision. Development works not yet commenced.

As a result of these existing and potential future adjoining land uses the
proposed residential subdivision will have no significant adverse impact on
their present or future use.

The subject land is suitably located to provide for the extension of the
Berridale Village and is in proximity to the services provided within
Berridale. The resultant lots will increase the supply of vacant residential
land an improve housing choices within Berridale.

The development will be undertaken in stages as previously described. This
application also requests that Council permit the release of lots within each
stage via Subdivision Certificates, as demand dictates. This alleviates the
need to create all lots within each stage at the one time. No lots are to be
created without access to all services as required by the consent.

The proposal is considered “integrated development” as parts of the
property are identified as being potentially bushfire prone lands and
referral to NSW Rural Fire Service for approval is required. The proposal

is not considered to be “designated development”.

March 2022 Denis Atkinson Planning 2
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2.1

2.2

2.3

2. INTRODUCTION

SUBDIVISION DESIGN
The concept plan for the residential subdivision of the subject land
is included at Appendix B. The plan provides the layout for the 34
residential lots ranging in size from 720m? to 1000m?.
The plan also provides the following stages:

e Stage 1 — proposed lots 9 to 34 plus residue

e Stage 2 - proposed lots 1 to 8
The design considers the environmental constraints of the land,
issues raised at our pre-lodgement meeting and connectivity to
developments to the east and west along with a connection to the

existing village area of Berridale.

SERVICES AND ACCESS

The conceptual engineering plans are included at Appendix C and
include indicative layout details for the extension of Hoskin Street
and proposed internal roading along with the provision of services
within the development and connection to existing or proposed
infrastructure. The proposed road network also provides vehicular

linkage to intended developments to the east and west.

EROSION AND SEDIMENT CONTROL

A preliminary erosion and sediment control plan has been prepared
and included At Appendix C. This plan proposes standard protection
measures which are suitable for the specifics of this site and size of

the development.

March 2022 Denis Atkinson Planning 3
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24

BUSHFIRE HAZARD

As the subject land is identified on the Snowy Monaro Regional

LGA Bushfire Prone Land Map a detailed bushfire hazard

assessment report has been prepared by Craig Burley an accredited

Level 3 practitioner. A complete copy of this assessment is provided

as an attachment through the Planning Portal.

Section 3.7 of the Burley report identifies bushfire attack levels

(BAL) for the development site and the following recommendations

are provided in Section 5.0 of the same report, and are as follows:

1. That for not less than 11 metres within the development site
adjacent to the north-eastern boundary is maintained in
perpetuity as an inner protection area of an asset protection zone
and the construction of habitable buildings is not permitted
within this area.

2. That the balance of the development site where not built upon is
also maintained in perpetuity as an inner protection area of an
asset protection zone.

3. That no future landscaping features, planting of shrubs, trees or
other vegetation shall occur in such a manner as to compromise
the integrity of the asset protection zone.

4. That the subdivision internal roads are to be constructed in
accordance with section 5.3.2 of Planning for Bush Fire
Protection 2019.

5. That the supply of water, electricity and gas is established in
accordance with section 5.3 .3 of Planning for Bushfire
Protection 2019.

The report concluded that the development can comply with the

legislative requirements under Section 100b of the Rural Fires Act

1997 with the inclusion of the recommendations as made.

March 2022 Denis Atkinson Planning 4
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2.5

2.6

FLORA AND FAUNA
Flora and fauna mapping applicable to this site has been reviewed
and our comments are as follows.

e Terrestrial Biodiversity Mapping — Council’s mapping has
been reviewed and the site is not mapped as having any areas
of Terrestrial Biodiversity. a report by Unlimited Habitats for
the adjoining land to the west concluded, that it also did not
contain any recognised and significant biodiversity attributes.

e Biodiversity Values Mapping - no areas mapped on this
particular property.

e Riparian Lands or Watercourses - none mapped on Council’s
LEP mapping.

As a result of our review of the available mapping for this site we
have concluded no further investigation into flora and fauna issues

is required.

FLOODING CONSIDERATIONS

The issue of overland PMF mapping on this site was raised as an
issue at our pre-lodgement meeting. As a result of this, Ashley Bond
from Footprint Sustainable Engineering provided a Technical
Memorandum to assess the impacts of overland flows from upslope
of the development site. A complete copy of this assessment is
included at Appendix D.

The report concluded that during the detailed engineering design
phase of the development SMEC would be engaged to determine
major flow path requirements which would be managed through a

combination of piped and overland flow path (roadway) systems.

March 2022 Denis Atkinson Planning 5
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2.7 AHIMS RESULTS
An AHIMS search covering the subject land was undertaken and no

Aboriginal sites recorded or Aboriginal places declared on the site.

The results are included in Appendix E.

2.8 CONNECTIVITY
The developer of the subject land is aware of developments either
approved or awaiting approval on lands to the east and west. Our
engineer has liaised with the adjoining developers to ensure our road
network provides connectivity to both developments. This

development will also provide the link to the existing village area of

Berridale with the extension of Hoskin Street.

2.9 SNOWY RIVER LEP 2013
As part of the determination process Council must consider the

relevant Clauses of the SRLEP 2013 applicable to this proposal. Our

comments in relation to the specific Clauses are as follows:

- Clause 2.3 Zone Objectives

This clause refers to the Land Used Table within the SRLEP
2013, which specifies the objectives and permissible land uses

for each particular zone. Subdivision is not listed as a prohibited

land use and as such is permissible with consent.

The subject land is zoned RUS5 Village and our comments in

relation to the listed objectives of this zone are:

e To provide for a range of land uses, services and facilities that

are associated with a rural village.

Our comment - the subdivision provides additional land stock

to provide for the continued growth of the village of Berridale

and its services and facilities.

March 2022 Denis Atkinson Planning 6
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e To protect and conserve the historical significance, character
scenic quality of rural village settings.
Our comment - the development has no significant adverse

impacts upon the historical significance, character or scenic

qualities of Berridale.

e To encourage and provide opportunities for population and

local employment growth.

Our comment - this subdivision provides the opportunity for
Berridale’s population to grow along with

employment to provide goods and services to a larger

population.

e To ensure that development in village areas is compatible with
the environmental capability of the land, particularly in terms

of the capacity of the land to accommodate on-site effluent

disposal.

Our comment -this environmental assessment shows that the
land is capable of supporting a varied lot size residential

development within the village of Berridale. The site is

serviced by reticulated sewerage.

We consider the proposed development to be compatible with the

objectives of the zone.

- Clause 2.6 Subdivision Consent Requirements
This clause permits the subdivision of land but only with
development consent unless it is exempt. As this development is

not exempt, we seek the consent of Council to undertake the

subdivision as proposed.

March 2022 Denis Atkinson Planning
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Clause 4.1 Minimum Subdivision Lot Size

The proposed subdivision creates lots ranging from 720m? to
1000m? all of which are greater in area than SRLEP 2013 lot size
mapping, which shows a minimum lot size of 700m? for this
property.

As aresult, we consider the proposal to be compliant with Clause

4.1 3).

Clause 5.21  Flood Planning
Refer to Section 2.6 and Appendix D of this SEE for details.

Clause 7.2 Terrestrial Biodiversity
The subject land is not identified on the SRLEP 2013 Terrestrial
Biodiversity Map and as such no further assessment considered

necessary.

Clause 7.3 Riparian Land and Watercourses
A check of the SRLEP 2013 Riparian Lands and Watercourses
Map shows that the subject land does not contain any mapped

riparian lands or water courses.

2.10 SNOWY RIVER DCP 2013
As the SRLEP 2013 applies to this land this DCP applies to any

development proposed on this land.

The subject land is zoned Zone RUS, Village under the SRLEP 2013

and adjoins the village of Berridale. The present DCP contains

development controls for the village of Berridale and our comments

and responses to the various sections of the SRDCP 2013 applicable

to this site are as follows:

March 2022 Denis Atkinson Planning 8



8.1 DEVELOPMENT APPLICATION 10.2022.154.1 - THIRTY FOUR (34) LOT SUBDIVISION

ATTACHMENT 2 STATEMENT OF ENVIRONMENTAL EFFECTS

Page 31

Development Application — Statement of Environmental Effects — Hoskin Street

Chapter A1l - Introduction
A1.3 Land to which this DCP applies — it applies to the
subject land as the SRLEP 2013 applies to the site.
A1.9 Which DCP Chapter applies to my development? — the
summary matrix table indicates Parts A, B, C and D apply to
residential developments.
A2.1 Preparing a DA — the proponents have followed steps 1
to 5 and this is the resultant DA.
A2.2  Site Analysis — refer to Sections land 2 of this SEE for
full site analysis details.
A2.3 Site Planning and Layout — refer to Sections 1 and 2 of
this SEE for full details.
A4.1 What Information Required — this SEE covers all

necessary aspects listed in this Clause.

Chapter B - Rural Localities, Towns and Villages
B1.4 Berridale/Coolringdon — this component relates to the
rural area around Berridale and this proposal has no significant
adverse impacts upon the rural areas surrounding Berridale.
B2 Berridale Village - the Berridale Village plan was
adopted in 2007. This plan provided the framework to guide
decisions about the location of new land to provide for the
growth and viability of the village.

The following are community values that reflect the values of
the Berridale community and how land use should be managed.
Our comments on those values are also included:

The rural setting of the town and its connections to the

mountains.

March 2022
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Our Comment: This proposed subdivision has no adverse
impacts on the physical links to the mountains nor the gateways
to the village.

The town as a clean, healthy and safe place to live with good
opportunities to grow.

Our Comment: This development provides an opportunity for
growth that does not compromise the existing clean, healthy
and safe environment of Berridale. The varied lot sizes
maximise the flexibility for housing choice whilst keeping the
scale of development low.

The village as the administrative centre of the Shire.

Our Comment: the expansion of the village will assist in
maintaining the viability of the Council offices.

Tourism as a major economic driver within Berridale and the
need to provide a range of accommodation types.

Our Comment.: The development has no adverse impacts upon
tourism in Berridale.

The village atmosphere an attractiveness of Berridale and the
surrounding landscape.

Our Comment: This development will provide additional
residents which will assist in maintaining the village
atmosphere without detracting from the existing attractiveness
of Berridale and the surrounding natural features including the
distinctive boulder formations.

A network of natural and built heritage walking trails through
the village.

Our Comment: The proposed development will link to the
adjoining lands and provide both a pedestrian and vehicular

link joining this land and the existing village.

March 2022
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Chapter C - General Subdivision Requirements
Cl Subdivision
C1.1 Application Process — this proposal is for a Torrens
Title development, which satisfies the requirements of SRLEP
2013, refer to Section 2.9 of this report.
C1.2  Design Considerations - this proposal has considered
the list of design considerations listed as they apply to this land.
We consider the proposal to be site responsive and satisfies the
general design considerations.
C2 General Subdivision Requirements
C2.1 Objectives -we have included the DCP objectives for
subdivision below and included our comments.
To ensure that subdivision patterns do not lead to unsustainable
or undesirable environmental, economic or social outcomes
that become an impediment to future growth of the Shire.
Our Comment - this proposed subdivision will have no
impediment to the future growth of the Shire and in particular
Berridale. The development provides opportunities for
connectivity within the land release area.
To encourage environmentally acceptable residential
subdivision and dwelling construction that supports the
diversity of housing choices required by new and existing Shire
residents.
Our Comment - our environmental investigations have shown
that the land is capable of supporting the development as
proposed.
To ensure that dwelling construction provides quality outcomes
for the built environment of the Shire.

Our Comment - not applicable to this development.

March 2022
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To ensure that development of lots does not adversely impact
on landscape features and amenity.

Our Comment - this development has no adverse impacts on the
surrounding natural features of the locality including the
distinctive boulder formations.

C2.2  Controls

C1.2.1 Minimum Lot Sizes — all proposed lots are in excess of
the minimum lot size s identified in the SRLEP 2013 Lot Size
Map.

C1.2.2 Subdivision Design — the proposed subdivision is
compliant with the DCP design requirements as listed (a) to (g).
C1.2.3 Agricultural Land — N/A

C1.2.4 Flora and Fauna — refer to Section 2.5 of this report.
C1.2.5 Visual Protection — N/A.

C1.2.6 Building Exclusion Areas — refer to the Bushfire
Hazard Assessment Report.

C1.2.7 Services — a concept services plan is included at
Appendix C.

C1.2.8 Access —no additional riparian access rights created.
C2 Design

C1.2  Objectives — the proposed subdivision has no adverse
impacts on the visual qualities and scenery of the natural and
rural landscape. Nor does it impact on the amenity and rural
character of the locality or the integrity of skylines.

C3 Car Parking, Traffic and Access

This proposal proposes permanent legal access to all proposed
lots. The road reserve and road standards comply with

Council’s engineering requirement. Connectivity is also

March 2022
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*

provided to adjoining lands to enable further development
within the land release area.

C4 Pedestrian and Cycle Access

The proposed development includes the construction of a
pedestrian pathway within the road reserve.

Cs5 Car Parking Design

Not applicable to this proposal.

Cé6 Car Parking Provision

All lots are of sufficient size to permit off-street vehicle

parking.

Chapter C5 - Tree Preservation and Landscaping
Flora and fauna issues are dealt with in Section 2.5 of this report.
Proposed street-tree planting will be included in the Construction

Certificate plans when completed.

Chapter C6 - Signage and Advertising
Not applicable
Chapter C7 - Natural Hazard Management

Bushfire hazard for the development has been considered in

Section 2.4 and flooding in Section 2.6 of this SEE.

Chapter CS8 - Environmental Management

e (C8.1.1 Minimising Conflicts - the development will not

create any potential conflicts with existing or future nearby

land uses

e (8.2.1 Land Contamination — the land has been previously

used for light grazing and we are unaware of any previous

contaminating land uses.

March 2022 Denis Atkinson Planning 13
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C8.3.1 Erosion, Sediment and Stormwater Control - a
preliminary erosion and sediment plan has been provided at
Appendix C. Detailed plans for this and stormwater control
will be provided as part of the Construction Certificate
application.

C8.4.1 Weed Management — N/A

Chapter C9 - Energy, Water Efficiency, Water Supply

and Effluent Disposal
C9.1 Building Efficiency - this relates to the potential future
dwellings on the proposed lots.
C9.2 Water Supply - the land is serviced by Councils
reticulated water supply.

C9.3 Effluent Disposal — all lots are to be connected to
Council’s sewerage system.

Chapter D - Residential Development

This chapter relates to design requirements for future dwellings

on the proposed lots.

Chapter E - Non Residential Development

This chapter does not apply to residential subdivision within a

village zone.

Chapter F - Controls for Specific Sites and Locations
F2  Berridale Village Centre — the subject land is outside of

the mapped Berridale Village Centre but the future residents
of the proposed lots will provide additional users of the
commercial enterprises in Berridale. This will add to the
viability of existing and future commercial uses.

In conclusion we consider this development application is

compliant with the requirements of the SRDCP 2013.

March 2022
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3. STATUTORY CONSIDERATIONS

3.0 SECTION 4.15
Section 4.15 of the Environmental Planning and Assessment
(EP&A) Act 1979 specifies the matters, which a consent authority
must consider when determining a development application. Section
4.15 provides:

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, and
(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 Secretary 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, and
(ifia) any planning agreement that has been entered into under
section 7.4, or any draft planning agreement that a
developer has offered to enter into under section 7.4, 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,

(b) the likely impacts of that development, including environmental
impacts on both natural and built environments, and social and
economic impacts in the locality,

(c) the suitability of the site for the development,

(d) any submissions made in accordance with this Act or the
regulations,

(e) the public interest.

Our comments in relation to this particular proposal against the

various matters for consideration are as follows:

March 2022 Denis Atkinson Planning 15
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3.1

*
A X4

SECTION 4.15 1(a)
Section 4.15 1(a)(0) — the provisions of any environmental planning
instrument.
* State Environmental Planning Policies (SEPP)
e SEPP Vegetation in Non-Rural Areas — refer to Section
2.5 of this SEE.
e SEPP No.55 (Contaminated Lands) — the subject lands

have been used for grazing and farming since settlement.

* Snowy Monaro Local Strategy Planning Statement (2020)
e We consider this proposal is consistent with the objectives

of the Snowy Monaro Local Strategy Planning Statement.

* Snowy River LEP 2013
The subject property is zoned Zone RUS, Village under the
provisions of the SRLEP 2013. The relevant sections of
SRLEP 2013 are considered in Section 2.9 of this SEE.

Section 4.15 (1)(a)(i1) — 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.
- Proposed Environmental Planning Instruments
There are no draft environmental planning instruments that

impact upon this proposal.

Section 4.15(1)(1)(iii) — any development control plan.
The Snowy River Development Control Plan (DCP) 2013. Our
comments in relation to the relevant chapters of DCP 2013 are

included in Section 2.10 of this SEE.

March 2022 Denis Atkinson Planning 16
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> Section 4.15(1)(1)(iiia) — any planning agreement entered into under
S7.4
There are no planning agreements that impact upon this proposal.
X Section 4.15(1)(a)(iv) — the matters prescribed by regulation
The matters prescribed by the regulations include:
- 8.92.1(b) Orders made pursuant to Schedule 7 of the EP&A
Act — no provisions relating to paper subdivisions are

applicable.

3.2 SECTION 4.15(1)(b)
R Section 4.15 (1)(b) — the likely impacts of the development.

- Context and setting — the proposed development is in keeping
with adjoining and nearby developments. The subdivision will
not have any adverse impacts on the amenity of the
neighbourhood.

- Access, transport and traffic — the surrounding road network is
capable of servicing the proposed development.

- Public Domain — the proposal has no adverse impact on any
areas of the public domain. When viewed from the adjoining road
network, the development is consistent with the existing village
landscape.

- Heritage — N/A

- Other land resources — there are no known adverse impacts in
this regard.

- Water —drainage from the site will be directed to existing natural
drainage.

- Utilities — electricity and telephone services are available.

- Soils — No adverse impacts in this regard.

- Air and microclimate — the development will not alter the

existing air quality or microclimate.

March 2022 Denis Atkinson Planning 17
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Flora and fauna — the proposal does not alter existing habitat
values for the site and as such we consider a Species Impact
Statement is not required. Refer to Section 2.5 of this SEE.
Waste — to be collected on site by Council’s Waste collection
service.

Energy — the development does not place unreasonable demands
upon the provision of energy.

Noise and vibration — the development is not impacted upon by
noise or vibration.

Natural hazards — refer to Section 2 of this report.
Technological hazards — the development will not create risks
from technological hazards.

Safety, security and crime prevention — no adverse impacts are
expected in this regard.

Social impact in the locality — this adjoins an established area
and no adverse impacts are expected.

Economic impact in the locality — no adverse economic impacts
are created as a result of this proposal.

Site design and internal design — the design of this development
considers existing development, infrastructure and site
constraints.

Construction — no adverse impact.

Cumulative impacts — the development has no adverse
cumulative impacts and is in keeping with the permissible

development pattern.

March 2022 Denis Atkinson Planning 18
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33

*
L %4

e
n

*

SECTION 4.15 (1)(c)

Section 4.15 (1)(c) — the suitability of the site for this development.
The suitability of the site for this development has been established
by the environmental assessment of the site from which the
development has been designed. The proposal is site responsive and

satisfies legislative requirements.

SECTION 4.15 (1)(d)
Section 4.15 (1)(d) — any submission made in accordance with the
Act or Regulations.

No submissions made.

SECTION 4.15 (1)(e)
Section 4.15 (1)(e) — the public interest.
It is considered that the development as proposed has no adverse

impact on public interest.

March 2022 Denis Atkinson Planning 19
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4. CONCLUSION

To prepare this application we have considered the following documents.

EP&A Act 1979

SRLEP 2013

SRDCP 2013

Snowy Monaro Local Strategy Planning Statement 2020
Berridale Village Plan 2007

DPI “Living and Working in Rural Areas”

Relevant State Environmental Planning Policies

Pre-Lodgement advice from Council

We consider the proposal to be compliant with the abovementioned

planning documents and their relative legislative requirements. These

along with the specialist consultant’s reports attached to this SEE and

provided under separate cover show that the proposal is a sustainable

development and should be supported by council.

Should Council require any additional information or clarification in

relation to any specific issue, please do not hesitate to contact Denis

Atkinson of this office.

March 2022 Denis Atkinson Planning 20
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Hoskin Street Subdivision

S Brown (SaB), S Ballinger (SB), V Georgi (VG), J Atkinson (JA), A Wang (AW) and A Bond (AB)

JA to be the first point of contact.

e Cal-de-sac —to provide future access to Lot 2 DP 620016

(¢]

(¢]

VG — concerns regarding the cul-de-sac, as he does not think that a future road in
this location is a good idea.
Concerns regarding flipping the cul-de-sac head i.e. head lights etc.

e TfNSW do not really want there to be an access to Jindabyne road and alternative options
are being considered for the subdivision at 10 Jindabyne Road

e The proposed cross-intersection is not desirable and council would like an offset (staggered)
road arrangement.

@]

(@]

Concerns raised regarding the ability of the offset to meet the required staggered
standards

Potential cross fall issues

VG advised that design advice at this stage will not be provided, but the current
alignment is not desirable.

If the stagger does not work — alternative options are to be investigated.

e 16m road width satisfactory — 20m considered too wide and 16m would be supported.

O
O
@]

@]

Lots could be bigger if the road reserve was reduced from 16 to 15m
AB to have a look at the proposed subdivision at 10 Jindabyne road
VG — minimum pavement width is 6m for this type of road
= Local Street 8m, 1000v per day
= Access street 6m 150 v per day (15 lots/7 for dual occ)
AB — No streets proposed are collector and would be local street — pavement needs
to be 8m
VG — Cul-de-sac could go down to 6m

e Battle-axe lot handles would need to have a concrete finish.

(¢]

Lot 6 would not be considered a battle-axe lot.

e A stormwater design plan is required

O
O
O

O
O

Major drainage flows would need to be considered and addressed.

JA — most of the rural catchment would be captured in the subdivision above.

AB — stormwater has been modelled. It is not expected that much of the major flows
would come into the development.

AB — Road will act as major overland flow.

Lots 2 — 6 will have inter-allotment drainage

e Rollback curb & gutter - satisfactory
e Footpaths to be on a minimum of one side of all road providing connection into Hoskin

Street.

e Street trees and lighting required.
e Mapped as Bushfire prone land (grass lands)

o Bushfire report to be provided with application
o RFSintegrated referral will be required
e Flooding
o Overland PMF mapping shown on plan is where the road is proposed.
o Flooding to be address in SEE

e Vehicular connectivity in to Hoskin Street supported.

@]

Unformed portion of Hoskins street would need to be formed by the developer as
part of the subdivision. Conditions of consent would apply i.e. $138.

e AB-Sewer & Water will link in off the servicing in 10 Jindabyne Road
e Expected lodgement February
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0.5 0 10 20 1:500
GENERAL REQUIREMENTS EROSION AND SEDIMENT CONTROL PLAN — ‘
THE FOLLOWING EROSION AND SEDIMENT CONTROL PLAN (ESCP) HAS BEEN DEVELOPED IN GENERAL SCALE 1:500 @ A1, 1:1,000 @ A3 Original sheet size Al
ACCORDANCE WITH LANDCOM (2004) — MANAGING URBAN STORMWATER: SOILS AND CONSTRUCTION, OTHERWISE 9
KNOWN AS "THE BLUE BOOK”. THE CONTRACTOR SHALL BE AT ALL TIMES RESPONSIBLE FOR TAILORING THE
EROSION AND SEDIMENT CONTROL PLAN TO SUIT SITE CONDITIONS. AS CONSTRUCTION PROGRESSES THE
CONTRACTOR SHALL AMEND THE EROSION AND SEDIMENT CONTROL PLAN ACCORDINGLY. IT IS THE
CONTRACTOR'S RESPONSIBILITY ALL TIMES TO ENSURE THAT THE EROSION AND SEDIMENT MANAGEMENT LEGEND
MEASURES COMPLY WITH THE REQUIREMENTS OF THE BLUE BQOK. -
13. ALL SEDIMENT BASINS AND TRAPS SHALL BE CLEANED WHEN THE STRUCTURES ARE A MAXIMUM OF 1. INSTALL SOIL AND WATER MANAGEMENT MEASURES AS DETAILED. — = . = PROPOSED SEDIMENT CONTROL FENCE
PRIOR TO THE COMMENCEMENT OF EARTHWORKS OGN THE SITE THE FOLLOWING SHALL BE UNDERTAKEN AS 60% FULL OF SOLID MATERIALS (INCLUDING DURING THE MAINTENANCE PERIOD) AND DISPOSED OF IN 2. DEMOLITION AS REQUIRED
A MINIMUM: A MANNER THAT PREVENTS FURTHER POLLUTION OF THE SITE. 3. CONSTRUCT EARTHWORKS ~
14. TEMPORARY SEDIMENT AND EROSION CONTROL DEVICES WILL BE RETAINED UNTIL AFTER THE LANDS 4. CONSTRUCT DRAINAGE PROPOSED PIT FILTER ROLL
1. ERECT SAFETY FENCING WITH SIGNAGE CLEARLY INDICATING THAT THE SITE IS A CONSTRUCTION ZONE AND THEY ARE PROTECTING, ARE COMPLETELY REHABILITATED. 5. CONSTRUCT ROADWORKS
ACCESS IS RESTRICTED AS DEEMED NECESSARY. 15. THE CONTRACTOR WILL INSPECT THE SITE AT LEAST WEEKLY OR AFTER ANY STORM EVENT AND WILL: 6. REMOVE MANAGEMENT DEVICES ON SUCCESSFUL REHABILITATION. > > PROPOSED CLEAN WATER DIVERSION
2. ERECT CLEARLY VISIBLE BARRIER FENCING AT LOCATIONS SHOWN OR IF NOT SHOWN AT THE DISCRETION — ENSURE THAT DRAINS OPERATE PROPERLY AND TO EFFECT ANY NECESSARY REPAIRS;
OF THE SITE SUPERINTENDENT TO ENSURE TRAFFIC IS CONTROLLED AND TO PROHIBIT UNNECESSARY SITE — REMOVE SPILLED SAND OR OTHER MATERIALS FROM HAZARD AREAS (E.G. LANDS CLOSER THAN
DISTURBANCE. FIVE METRES FROM AREAS OF LIKELY CONCENTRATED OR HIGH VELOCITY FLOWS ESPECIALLY PROPOSED STOCKPILE LOCATION
3. INSTALL STABILISED SITE ACCESS IN ACCORDANCE WITH STANDARD DRAWING SD6—14 AT EACH SITE ACCESS DRAINS, WATERWAYS AND PAVED AREAS):
POINT TO PREVENT CONSTRUCTION EQUIPMENT FROM CARRYING SEDIMENT OFF THE SITE ONTO _ REMOVE TRAPPED SEDIMENT WHENEVER LESS THAN DESIGN CAPACITY REMAINS WITHIN THE
SURROUNDING ROADS. STRUCTURE; E PROPOSED STABILISED SITE ACCESS
4. INSTALL SEDIMENT AND EROSION CONTROL DEVICES IN ACCORDANCE WITH THE CONSTRUCTION DETAILS — ENSURE REHABILITATED LANDS HAVE EFFECTIVELY REDUCED THE EROSION HAZARD AND TO INITIATE
SPECIFIED IN THIS DRAWING SET AND/OR THE REQUIREMENTS OF THE 'BLUE BOOK'. UPGRADING OR REPAIR AS APPROPRIATE;
—  CONSTRUCT ADDITIONAL EROSION AND/OR SEDIMENT CONTROL WORKS AS REQUIRED;
CONSTRUCTION — MAINTAIN EROSION AND SEDIMENT CONTROL MEASURES IN A FULLY FUNCTIONING CONDITION UNTIL
5. TOPSOIL, FROM ALL AREAS TO BE DISTURBED, SHALL BE STRIPPED PRIOR TO CONSTRUCTION OF ANY ALL EARTHWORK ACTIVITIES ARE COMPLETED AND THE SITE IS REHABILITATED; AND
WORKS AND STOCKPILED AND LATER RESPREAD TO AID REVEGETATION IN LOCATIONS WHERE SHOWN ON — REMOVE TEMPORARY EROSION AND SEDIMENT CONTROL STRUCTURES AS THE LAST ACTMVITY IN THE
THIS DRAWING. TOPSOIL SHALL BE STOCKPILED IN WINDROWS OUTSIDE OF MAJOR FLOW AREAS. REHABILITATION PROGRAM.
6. ALL DRAINAGE WORKS SHALL BE CONSTRUCTED AND STABILISED AS EARLY AS POSSIBLE DURING 16. A SELF—AUDITING PROGRAM WILL BE ESTABLISHED BASED ON A CHECK SHEET. A SITE INSPECTION
DEVELOPMENT. USING THE CHECK SHEET WILL BE MADE BY THE CONTRACTOR:
7. ALL TAIL-OUT DRAINS SHALL BE GRASSED AND TRAPEZOIDAL IN SECTION. HAY BALES SHALL BE PLACED — AT LEAST WEEKLY;
AS A SEDIMENTATION CONTROL DEVICE WHERE REQUIRED — IMMEDIATELY BEFORE SITE CLOSURE;
8. ALL DISTURBED AREAS SHALL BE REVEGETATED AS SOON AS THE RELEVANT WORKS ARE COMPLETED. — IMMEDIATELY BEFORE FORECAST RAIN AND AFTER RAINFALL.
TOPSOIL SHALL BE AMELIORATED AND COMPOSTED TO LANDSCAPE ARCHITECTS SPECIFICATIONS. — ENTRIES WILL INCLUDE (BUT ARE NOT LIMITED TO):
9. INLET FILTERS WILL BE INSTALLED WHERE SHOWN TO PREVENT WATER FROM DIRECTLY ENTERING THE ) THE VOLUME AND INTENSITY OF ANY RAINFALL EVENTS;
PERMANENT DRAINAGE SYSTEM UNLESS IT IS RELATVELY SEDIMENT FREE. IF THE LOCATION OF INLET i) THE CONDITION AND MAINTENANGE OF ANY SOIL AND WATER MANAGEMENT PLAN WORKS;
FILTERS ARE NOT SHOWN ON THE PLAN THEIR LOCATION SHALL BE AT THE DISCRETION OF THE i) THE CONDITION OF VEGETATION AND ANY NEED TO IRRIGATE:
SUPERINTENDENT. W)THE NEED FOR DUST PREVENTION STRATEGIES; AND
v) ANY REMEDIAL WORKS TO BE UNDERTAKEN.
— A SIGNED DUPLICATE OF THE CHECK SHEET SHOULD BE FORWARDED TO THE PROJECT MANAGER
10. SPOIL AND TOPSOIL STOCKPILES SHALL BE LOCATED NO CLOSER THAN 5m FROM EXISTING VEGETATION, WEEKLY FOR THEIR INFORMATION. ALL CHECK SHEETS SHOULD BE COLLATED, KEPT ON—SITE AND
CONCENTRATED WATER FLOW, ROADS AND HAZARD AREAS. MADE AVAILABLE TO ANY AUTHORISED PERSON ON REQUEST.
IF STOCKPILES ARE TO BE IN PLACE FOR LONGER THAN 10 DAYS THEN THEY SHALL BE STABILISED BY
COVERING WITH MULCH OR WITH TEMPORARY VEGETATION.
12. STOCKPILES SHALL BE IN WINDROWS NO HIGHER THAN 2m HIGH AND SHALL HAVE BATTER SLOPES NO
STEEPER THAN 1 IN 2. AN EARTH BANK SHALL BE INSTALLED ON THE UPSLOPE SIDE AND SEDIMENT
FENCING SHALL BE INSTALLED ALONG THE LENGTH OF THE DOWNSLOPE SIDE ON ANY STOCKPILE
SCALES ORIGINAL SURVEYOR: JACK ATKINSON » fOOt rint DRAWING NO.
L]
ISSUED FOR DATUM: A0 2. P . 28 HOSKIN STREET, BERRIDALE 2150-C09
DEVELOPMENT APPLICATION ASNOTED A AZMUTH: uoAz020 sustainable engineering
3 | EXTERNAL SERVICING PLAN ADDED 06/04/22 DRAWN: AB a. 15 meehan drive PROPOSED 34 LOT TORRENS TITLE SUBDIVISION ISSUE.
CLIENT: m
2 | FOR DEVELOPMENT APPLICATION 30/03/22 DESIGNED: AB kiama downs nsw 2533 CONCEPT ENGINEERING DRAWINGS 3
1 | FOR DEVELOPMENT APPLICATION 10/03/22|| FOOTPRINT (NSW) PTY. LTD. AUTHORISE THE USE OF THIS DESIGNED DATE: MAR 2022 p. 02 4237 6770
DRAWING ONLY FOR THE PURPOSE DEMONSTRATED BY THE 0430 421 661 EROSION AND SEDIMENT CONTROL PLAN
ISSUE | DESCRIPTION DATE STATUS STAMP SHOWN ABOVE. CHECKED: AB m. SHEET 9 OF 11
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“ DISTURBED
P— AREA 1.5m STAR PICKETS
. v . MAX 2.5m CENTRES
- DIRECTION
OF, FLOW

T DIRECTION
500mm TO 600mml ‘G FLOW
I —

7.

\ON SOIL, 150mm x 100mm

TRENCH WITH COMPACTED
BACKFILL & ON ROCK, SET
INTO SURFACE CONCRETE

1:8rm’". STAR " PICKETS
AT MAX. " 2.5m ' CTRS

[ESSas
SOOm;m MIN

[
M
4
M
&

(/%

R4

SEDIMENT CONTROL FENCE DETAIL

NTS

SEDIMENT FENCE CONSTRUCTION NOTES

o

CONSTRUCT SEDIMENT FENCES AS CLOSE AS POSSIBLE TO BEING PARALLEL TO THE CONTOURS
OF THE SITE, BUT WITH SMALL RETURNS AS SHOWN IN THE DRAWING TO LIMIT THE CATCHMENT
AREA OF ANY ONE SECTION. THE CATCHMENT AREA SHOULD BE SMALL ENOUGH TO LIMIT
WATER FLOW IF CONCENTRATED AT ONE POINT TO 50 LITRES PER SECOND IN THE DESIGN
STORM EVENT, USUALLY THE 10YR EVENT.

CUT A 150mm DEEP TRENCH ALONG THE UPSLOPE LINE OF THE FENCE FOR THE BOTTOM OF
THE FABRIC TO BE ENTRENCHED.

DRIVE 1.5m LONG STAR PICKETS INTO THE GROUND AT 2.5m INTERVALS (MAX) AT THE
DOWNSLOPE EDGE OF THE TRENCH ENSURE ANY STAR PICKETS ARE FITTED WITH SAFETY
CAPS.

FIX SELF—SUPPORTING GOETEXTILE TO THE UPSLOPE SIDE OF THE POSTS ENSURING IT GOES
TO THE BASE OF THE TRENCH. FIX THE GEOTEXTILE WITH WIRE TIES OR AS RECOMMENDED BY
THE MANUFACTURER. ONLY USE GEOTEXTILE SPECIFICALLY PRODUCED FOR SEDIMENT FENCING.
THE USE OF SHADE CLOTH FOR THIS PURPOSE IS NOT SATISFACTORY.

JOIN SECTIONS OF FABRIC AT A SUPPORT POST WITH A 150mm OVERLAP.
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Appendix D

Flood Consideration
Report
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“ footprint.

sustainable engineering.

kiama downs nsw 2533

-

To:

. 024237 6770
. 024237 8962
. 0430 421661

o 3 =g

. ashley@footprinteng.com.au

footprint (nsw) pty. Itd.

abn. 44 131571929

Dennis Atkinson

Copy To:  Andy Wang, Jack Atkinson

From: Ashley Bond
Date: 10 March 2022
Re: 28 Hoskin Street, Berridale

Preliminary Flood Assessment

| refer to your request to provide preliminary flood assessment to be lodged in support of a
proposed 34 lot Torrens Title subdivision.

Footprint has been commissioned by the owner of the property to prepare preliminary civil
designs for the development, including an assessment of overland flows from upslope of
the development site.

A review of the mapping in Appendix C (Berridale) of the Snowy Monaro Regional Council
Flood and Floodplain Risk Management Studies shows that:

a)

b)

o)
d)

e)

The subject site is impacted by flooding in the 1% AEP event with flood flows
contained to a narrow band within the existing west to east depression through the
site, with flood depths in the range of 50 to 150mm (see Figure 1)

Most of the site is classified as H1 Hazard Category in all events from the 5% to
0.2% AEP, except for the higher knob of land sin the north-eastern corner of the
site.

Most of the site is classified as flood fringe in the 5% to 0.2% AEP events, except for
the higher knob of land sin the north-eastern corner of the site.

In the PMF event a narrow band within the depression through the site is classified
as a floodway with the lower portion being classified as a H2 flood risk.

The whole of the site is classified as a Rising Road Access Area in the 5% to 1% AEP
events and a High Trapped Perimeter Area in the PMF event.
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f) No part of the site is within the defined mainstream Flood Planning Area (i.e. from
riverine flooding)

The above risk and flood emergency response classifications would not preclude residential
development on the subject site subject to the appropriate management of overland flows
from upslope catchments. The layout of the subdivision has responded to flooding on the
site through the placement of roadway in the approximate location of the existing
depression to act as a major overland flowpath.

The catchments are upslope of the eastern boundary of the subject site was calculated at
62.8 hectares using available 2m LIDAR data and catchment analysis software
CatchmentSIM. The extent of the upslope catchment is shown in Figure A appended to
this report.

Using DRAINS the peak flow arriving at the eastern boundary was estimated to be 5.5m3/s
10.3m?3/s for the 5% AEP and 1% AEP events respectively. A copy of the 1% AEP median
hydrograph is shown in Figure 2.

The model adopted:
e A RAFTS runoff routing hydrologic model
¢ Initial loss of 37mm as per ARR Hub data for the site
e Continuing loss of 3.2mm/hr (40% of ARR Hub data value as per OEH
recommendations)
e 5% impervious area
e Catchment Slope of 6% (as per Catchment SIM)

The hydraulic capacity of the proposed road cross section for Road 1 was modelled in
AutoCAD Hydraflow Express which using the Manning's equation to determine flow
hydraulics and the results are provided in Figures 3 and 4 for the 5% and 1% AEP events
respectively.

The results of the hydraulic modelling indicate that flood flows are likely to exceed road
boundary levels by approximately 80mm and 140mm in the 5% and 1% AEP events
respectively, resulting in flooding within proposed lots of widths up to 8m and 14m
respectively at minimum lot grades of 1% (as per design).

It is however noted that Figure CO1 of the SMRC FRMS shows a bifurcation of flows
occurring approximately 800m upslope of the subject site at an existing farm dam with
what would appear to be a significant portion of the flow being directed towards Kiah Lake
Road (Refer to Figure 5). Furthermore, Figure CO1 shows that flows become dispersed on
reaching the residential area at Brown Street and not all flows are therefore conveyed
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through to the subject site. Both these observations would result in significantly lower
peak flows through the subject site than calculated above and are therefore likely to have
much less impact on the proposed residential lots than that modelled.

During detailed design of the development SMEC will be engaged to extract 5% and 1%
AEP flows on the subject site from the existing 2D model and these flows would be used as
a basis for assessing major flow path requirements in accordance with Council's
Engineering Guideline. Major overland flows would be managed through a combination of
piped and overland flow path (roadway) systems.
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Figure 2: 1% AEP Median Hydrograph
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8.1 DEVELOPMENT APPLICATION 10.2022.154.1 - THIRTY FOUR (34) LOT SUBDIVISION
ATTACHMENT 2 STATEMENT OF ENVIRONMENTAL EFFECTS Page 66

/ Bifurcated
flows to Kiah
Lake Road

~

Location of
| = Bifurcation

*




8.1 DEVELOPMENT APPLICATION 10.2022.154.1 - THIRTY FOUR (34) LOT SUBDIVISION

ATTACHMENT 2 STATEMENT OF ENVIRONMENTAL EFFECTS Page 67

= TR T T TS Y77
- Legend

/

n

o

%
| é ’J‘»'ﬁ%"m‘%r

€ foot ri nt Footprint (NSW) Pty. Ltd. endeavors to 28 HOSKIN STREET, BE RRI DALE

p 5] ensure that the information provided in this
i . . map is correct at the time of publication. FIGU RE A
sustainable engineering. e i s EXTERNAL CATCHMENT PLAN

'l 1 U r
15 meehan drive, kiama downs, rega?‘ding the currency anﬁ accuracy of the
nsw 2533 p: (02) 4237 6770 information contained on this map.

Scale 1:7,500 at A3 Rev 1 - 10 MARCH 2022




8.1 DEVELOPMENT APPLICATION 10.2022.154.1 - THIRTY FOUR (34) LOT SUBDIVISION
ATTACHMENT 2 STATEMENT OF ENVIRONMENTAL EFFECTS Page 68

Appendix E

AHIMS
Report
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W@’ AHIMS Web Services (AWS)
NSW Search Result

GOVERNMENT Client Service ID : 664853

Your Ref/PO Number : 012

Denis Atkinson Date: 06 March 2022

PO Box 247 915 Bowraville Road Bellingen
BELLINGEN New South Wales 2454

Attention: Denis Atkinson

Dear Sir or Madam:

AHIMS Web Service search for the following area at Address : 15 HOSKIN STREET BERRIDALE 2628 with
a Buffer of 1000 meters, conducted by Denis Atkinson on 06 March 2022.

The context area of your search is shown in the map below. Please note that the map does not accurately
display the exact boundaries of the search as defined in the paragraph above. The map is to be used for
general reference purposes only.

e — Kascm;zmﬂ

[ S

A search of Heritage NSW AHIMS Web Services (Aboriginal Heritage Information Management System) has shown
that:

oS

Aboriginal sites are recorded in or near the above location.

(=)

Aboriginal places have been declared in or near the above location. *
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If your search shows Aboriginal sites or places what should you do?

You must do an extensive search if AHIMS has shown that there are Aboriginal sites or places recorded in the
search area.

If you are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code of
practice.

You can get further information about Aboriginal places by looking at the gazettal notice that declared it.
Aboriginal places gazetted after 2001 are available on the NSW Government Gazette
(https://www.legislation.nsw.gov.au/gazette) website. Gazettal notices published prior to 2001 can be
obtained from Heritage NSW upon request

Important information about your AHIMS search

The information derived from the AHIMS search is only to be used for the purpose for which it was requested. It
is not be made available to the public.

AHIMS records information about Aboriginal sites that have been provided to Heritage NSW and Aboriginal
places that have been declared by the Minister;

Information recorded on AHIMS may vary in its accuracy and may not be up to date. Location details are
recorded as grid references and it is important to note that there may be errors or omissions in these recordings,

Some parts of New South Wales have not been investigated in detail and there may be fewer records of
Aboriginal sites in those areas. These areas may contain Aboriginal sites which are not recorded on AHIMS.

Aboriginal objects are protected under the National Parks and Wildlife Act 1974 even if they are not recorded as
a site on AHIMS.
This search can form part of your due diligence and remains valid for 12 months.

Level 6, 10 Valentine Ave, Parramatta 2150 ABN 34 945 244 274
Locked Bag 5020 Parramatta NSW 2124 Email: ahims@environment.nsw.gov.au

Tel: (02) 9585 6345 Web: www.heritage.nsw.gov.au
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&, = PO Box 7137
“ o n t r O I n e Wilberforce NSW 2756
P: 02 4577 0125 F:02 4577 4688

CONSULTING E: craig@controllineconsulting.com.au

Subdivision in Bush Fire Prone Areas

Bushfire Hazard Assessment Report
Ref No. 22.01.02

Address LotY DP417424
Hoskin Street
Berridale
NSW 2628

For Berridale 88 Pty Ltd

Report Preparation

Craig Burley arsm Y BPAD

Bushfire
Planning & Design
Grad Dip Design for Bushfire Prone Areas Accredited Practitioner

FPAA Certified BPAD -Level 3 Practitioner Level 3

www.controllineconsulting.com.au
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Bushfire Hazard Assessment — Berridale 88 Pty Ltd Hoskin Street Berridale NSW 2628

1.0 Introduction

We have been engaged by 88 Berridale Pty Ltd being the owners of the subject land to
prepare a bush fire hazard assessment report to be a supplement for inclusion in a
development application to Snowy Monaro Regional Council for the proposed
development being the subdivision of the subject allotments.

The site has been identified as being bushfire prone land and therefore the legislative
requirements for the proposed development are applicable.

This assessment concludes that the proposal will fully comply with the requirements of
Planning for Bush Fire Protection 2019.

1.1 Purpose of Report

= To determine the vegetation type, the expected fire behaviour and the threat to
the proposal

= To assess the proposal with reference to Planning for Bush Fire Protection 2019

= To identify any other such measures as to improve the chances of building and
occupant survival during a bushfire event

= To provide information with respect to bushfire related matters for the
development that will assist the Commissioner of the NSW Rural Fire Service for
the issuance of a Bushfire Safety Authority

= To assist the consent authority Snowy Monaro Regional Council in the
determination of the development application subject to this proposal.

1.2 Scope of Report

The scope of this report is limited to the Bushfire Hazard Assessment for the proposed
development and only contains comments for the subject property. Where reference is
made to adjacent or adjoining lands, this report does not purport to assess those lands;
rather it may discuss bushfire progression on and through those lands with the possible
bushfire impact to the subject property and the proposed development.

1.3 Methodology

A review of the proposed subdivision plans as prepared by Footprint (NSW) Pty Ltd has
taken place. An assessment of slope was conducted out to a distance of 100 metres and
assessment of vegetation to a distance of 140 metres from the proposed development.

The findings were related and assessed with reference to Planning for Bush Fire
Protection 2019, Appendix 1 contained in that document, for the formulation of the
Bushfire Hazard Assessment.

This report has been prepared in accordance with the requirements of Clause 44 of the
Rural Fire Service Regulation 2008 for the purpose of satisfying the requirements of
section 100b of the Rural Fires Act 1997.

Craig Burley Page 1 10/02/2022
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Bushfire Hazard Assessment — Berridale 88 Pty Ltd Hoskin Street Berridale NSW 2628

1.4 The Proposal

The proposal as indicated by consultation with the proponents and perusal of the plan
supplied is for the subdivision of the subject allotment to create thirty four (34) individual
residential allotments.

Vehicle access for the proposed development is provided by a combination of road
linkage from a currently proposed adjoining subdivision to the northwest that has direct
frontage to Kiah Lake Road, a currently proposed subdivision to the southeast with road
linkage to Kiparra Drive and by frontage to a new loop road within the subdivision site.

The overall proposal also includes for the installation of underground services supplies
for power and water that are linked to existing infrastructure.

The proposed subdivision has been designed with significant consultation with the local
council and has taken into consideration the future development of the adjoining lands
which is also for residential purposes and this layout has made provision for road linkages
to the northwest and southeast.

| otota T
IDP 321480}

LOT X
DP 417424

Lot 2

P 620016 This plan was surveyed and

‘prepared by surveyors for
JACK ATKINSON
SURVEYING Py Lid.

Figure 1; Extract of Proposed Subdivision Development ex Jack Atkinson Surveying Pty Ltd
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1.5 Regulatory Controls

The preparation of the bushfire hazard assessment report has given consideration to the
various legislative and regulatory requirements including the Environmental Planning and
Assessment Act 1979, the Rural Fires Act 1997, the Building Code of Australia, Planning
for Bush Fire Protection 2019, AS 3959-2018 Construction of buildings in bushfire prone
areas.

The proposal being an integrated development will require the issuance of a Bushfire
Safety Authority by the Commissioner of the NSW Rural Fire Service under the provisions
of section 100b Rural Fire Act 1997.

Development applications on bushfire prone land must be accompanied by a Bushfire
Hazard Assessment within the Statement of Environmental Effects demonstrating
compliance with the aims and objectives of Planning for Bush Fire Protection 2019 and
the specific objectives and performance criteria for the land use proposed.

Craig Burley Page 3 10/02/2022
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2.0 Site and Adjacent Developments
The following seeks to describe the site, the adjoining lands and land uses effective upon
the development proposal.

2.1 Site Description
The site is identified as; Lot Y DP 417424

Hoskin Street
Berridale NSW 2628
LGA Snowy Monaro Regional Council

The development site is a rectangular shaped parcel of land that in total is approximately
3.46 hectares located on the northern extent of the existing residential development
associated with the village of Berridale.

The terrain of the site is essentially a very gentle and even downslope from northwest to
southeast across the majority of the subject land.

SOUTHERN CROSS
MOTOR INN
CARAVAN PARK

Figure 2; Address validation ex NSW Planning Portal
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In terms of vegetation the development site is completely dominated open grasslands
with trees limited to be a single line along the majority of north western boundary of the
development site.

There are no structural improvements within the site.

Figure 3; Aerial image of development site ex Nearmap

Provision of electricity and phone is available to the proposal by the extension of existing
infrastructure. The site will be serviced by mains reticulated water supply and
underground electricity.

The site is shown upon the Snowy Monaro Regional LGA Bushfire Prone Land Map to be
only partially within category 3 vegetation buffer zone (shown yellow). The site
inspection and perusal of aerial photography confirms that development site and
adjoining allotments are reasonably depicted upon this image (see over), although there
is also a small section of grassland located adjacent to the north eastern corner of the
site that has not been included in the current mapping.
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SU!.E HERN qzltm'
CARAVANPARK

Figure 4; Section Snowy Monaro Regional LGA Bushfire Prone Land Map

2.2 Description of Adjoining Lands

To the northeast of the subject allotment is the Southern Cross Motor Inn Caravan Park
adjacent to the north eastern section of the subject allotment boundary.

To the southeast of the subject allotment is currently a combination of managed lands
associated with a residential dwelling on a rural lifestyle allotment and open grasslands.
However, across the majority of this adjoining site is another residential subdivision
which will eliminate most sections of grassland hazard in this direction.

To the southwest of the subject allotment is existing residential dwellings associated with
the current northern extent of the Berridale village.

To the northwest of the subject allotment are also lands that are proposed and currently
being considered by council for a substantial residential subdivision and this again will
eliminate any sections of grassland that would have been a hazard on this proposed
subdivision.
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Figure 5; Development Site and adjoining lands ex Nearmap
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2.3 Classification of Vegetation Effective on the Proposed Development

The vegetation was assessed for a distance of 140 metres from the proposed
development building footprint in each of the following directions. To the northwest,
west and southwest being the general direction adjacent and away from the proposed
development.

13
.

Figure 6: Vegetation study area and building envelops - Image ex Geoscience Australia

The Area A section of open grasslands located adjacent to the north eastern boundary of
the development site.

In each other direction from the development site are managed currently lands that do

not contain any areas of bushfire or grassfire hazardous vegetation or lands that will not
contain any hazard in the foreseeable future due to adjoining land subdivision.
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2.4 Slope assessment

The effective slope of the land, out to a distance of 100 metres from the proposed scope
of works (that is, the slope of the land most likely to influence bushfire behaviour for the
purposes of calculating the Category of Bushfire Attack and Asset Protection Zones, has
been assessed (using a clinometer) and desktop analysis as being;

e Area A—Grassland - > 0to 5 degrees downslope (assumed) (elevation 6.17 met /
dist. 92.13 met = 3.83 degrees)

Figure 7; Slope/contour image ex Geoscience Australia

2.5 Environmental Considerations

Consultation with the project management team has indicated that there are no
significant environmental features, threatened species or aboriginal sites known to exist
on the subject site.

It is also my opinion that the bushfire protection measures as recommended within this
report will have little or no adverse environmental effect.
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3.0 Bushfire Assessment

3.1 The extent to which the development is to provide for setbacks, including Asset
Protection Zones

The proposed development can fully provide suitable asset protection zones within the
site boundaries and by consideration of clearly managed lands on adjoining allotments.

The site is located within the Snowy Monaro local government area and is subject to a
Fire Danger Index (FDI) rating of 80.

Based upon the provisions of Planning for Bush Fire Protection 2019 Table A1.12.3 the
asset protection zones required to be provided between any proposed dwelling building
footprints of subdivision and the areas of identified vegetation hazard can be fully
accommodated within the site or by utilization of existing roads.

The objective of Planning for Bush Fire Protection 2019 asset protection zones is to not
have any potential building envelop exposed to greater than 29kW/m? of radiant heat
and this can be easily achieved across the proposed subdivision.

To ensure this is level of maximum exposure is not breached this report will recommend
that for not less than 11 metres within the development site adjacent to the north
eastern section of the subject allotment boundary is maintained in perpetuity as an inner
protection area of an asset protection zone and the construction of habitable buildings is
not permitted within this area.

Accordingly, this report also recommends that the balance of the development site
where not built upon is also maintained in perpetuity as an inner protection area of an
asset protection zone.

Given the nature of the existing vegetation being only grass this shall be easily achieved
and does not require the removal of any trees or standing vegetation.

The following are the requirements for asset protection zone inner protection areas as
described within the documents Planning for Bush Fire Protection 2019 and NSW RFS
Standards for Asset Protection Zones.

Inner Protection Area

The IPA is the area closest to the building and creates a fuel management area which can
minimise the impact of direct flame contact and radiant heat on the development and
act as a defendable space. Vegetation within the IPA should be kept to a minimum level.
Litter fuels within the IPA should be kept below 1cm in height and be discontinuous.

In practical terms the IPA is typically the curtilage around the building consisting of a
mown lawn and well-maintained gardens.

When establishing and maintaining in IPA the following requirements apply;
Trees

e tree canopy cover should be listed 15% at maturity;

e trees at maturity should not touch your overhang the building;
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e |ower limbs should be removed to a height of two metres above the ground;
e preference should be given to smooth bark and Evergreen trees
Shrubs
e create large discontinuities or gaps in the vegetation to slow down or break the
progress of fire towards the buildings;
e shrubs should not be located under trees;
e shrubs should not form more than 10% ground cover; and
e clumps of shrubs should be separated from exposed windows and doors by
distance of at least twice the height of the vegetation.
Grass
e grass should be kept mown (as a guide grass should be kept to no more than
100mm in height); and
e |eaves vegetation debris should be removed

3.2 Fire Fighting Water Supply and other Services

3.2.1 Water

This section of Berridale will be serviced by mains reticulated water supply and the supply
will be extended into the development site.

This report will recommend that the water supply for the subdivision is undertaken in
accordance with AS 2419.1-2005 Fire hydrant installations and this will satisfy the
provisions of Planning for Bush Fire Protection 2019.

3.2.2 Electricity

The objective of Planning for Bush Fire Protection 2019 with regards to the supply of
electricity is to ensure that the infrastructure for this service does not contribute to the
risk of fire to buildings.

The development site is to be provided with electricity by underground infrastructure
within the proposed road system leading from the existing road system and this will
satisfy the provisions of Planning for Bush Fire Protection 2019.

3.2.3 Gas

The objective of Planning for Bush Fire Protection 2019 with regards to the supply of gas
is to ensure that the infrastructure for this service does not contribute to the risk of fire
to buildings.

With respect of subdivisions section 5.3.3 of Planning for Bush Fire Protection 2019 sets
out the performance criteria and acceptable solutions.

The performance criteria for the supply of gas is that the location of gas services will not
lead to ignition of surrounding bush land or the fabric of the buildings.

The following outlines the acceptable solutions so as to satisfy the performance criteria:
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e Reticulated or bottled gas is installed and maintained in accordance with AS 1596-
2014 and the requirements of relevant authorities. Metal piping is to be used.

o All fixed LPG tanks are kept clear of all flammable materials to a distance of 10
metres and shielded on the non hazard side of the installation.

e Connections to and from gas cylinders are metal.

e Polymer sheathed flexible gas supply lines are not to be used.

e Above ground gas service pipes are metal, including and up to any outlets

The detail of any gas supply installation was not available at the time of formulating this
report however this document will recommend that any gas supply installation must be
such as to satisfy section 5.3.3 of Planning for Bush Fire Protection 2019.

3.3 Public Road Capacity to Handle Increased Traffic Volume

The objective of Planning for Bush Fire Protection 2019 with regards the provision of
public roads is to ensure safe operational access to structures and water supply for
emergency services, while residents are seeking to evacuate from an area.

Perusal of the subdivision plans indicates that construction of an internal public road is
proposed, and a study of the subdivision plan indicates that this road satisfies the
acceptable solutions as contained within Planning for Bush Fire Protection 2019 for width,
turning radius and gutter design.

3.4 Public Road Links to Fire Trail Network and Two Way Access
In this instance there is no system of fire trails shown on the subdivision plans.

Given that the area of asset protection zone is clearly defined by other areas of which do
not contain vegetative bushfire fuels and access is achievable to all perimeters of the
bushfire hazardous vegetation area, a dedicated fire trail is not required.

3.5 Adequacy of Access and Egress from the Development Site for Emergency Response
The proposed development is located approximately 1.7 kilometre (by road) to the north
of the Berridale NSW Rural Fire Service Brigade Station.

The system of public roads to the site should be adequate under most conditions to allow
for access and egress for the site for emergency service vehicles.

In terms of internal access driveways these are not required for fire tanker access as both
dwellings are located directly adjacent to the road frontage boundaries.

3.6 Adequacy of Bushfire Maintenance Plans and Fire Emergency Procedures for the
Development Site

No detail of any bushfire maintenance plan or fire emergency procedures has been
provided by the proponents with respect of these matters.
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3.7 Construction Standards for Building Elements in the Development

This proposal does not include for any construction of dwellings although it is noted that
the maximum level of exposure is BAL 29 for the any dwelling envelop which clearly
satisfies the provisions of Planning for Bush Fire Protection 2019.

The diagram below clearly shows that construction in accordance with a maximum of BAL
29 and indeed much less (if any) for the vast majority of the development site.

B BaL-40
B eaL-20
I BaL-19
[ ] saL-125

Figure 8; Bushfire Attack Levels (BAL) across the development site

3.8 Adequacy of Sprinkler Systems and other Fire Protection Measures to be
Incorporated

No additional bushfire protection measures or external bushfire sprinkler systems are
recommended for this development apart from those previously nominated in this report
and listed within the recommendations section of this report.
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4.0 Assessment of the extent to which the development conforms or deviates from
Chapter 5 of Planning for Bush Fire Protection 2019

The details provided in Section 4 of this assessment outline the relationship between the
proposed new subdivision and the specifications set out in Chapter 5 of Planning for Bush
Fire Protection 2019.

4.1 Asset Protection Zones

The asset protection zones will satisfy the acceptable solutions of Planning for Bush Fire
Protection 2019 with the incorporation of the recommendations of this report.

4.2 Access

The access to the subject development site is by a system of public roads which in the
current condition satisfies the acceptable solutions of Planning for Bush Fire Protection
20109.

The proposed internal access road will satisfy the acceptable solutions of Planning for
Bush Fire Protection 2019.

4.3 Water supply, electricity and gas

The supply of electricity, water and gas will satisfy the will satisfy the acceptable solutions
of Planning for Bush Fire Protection 2019 with the incorporation of the recommendations
of this report.
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5.0 Recommendations

1. That for not less than 11 metres within the development site adjacent to the
north eastern boundary is maintained in perpetuity as an inner protection area
of an asset protection zone and the construction of habitable buildings is not
permitted within this area.

2. That the balance of the development site where not built upon is also
maintained in perpetuity as an inner protection area of an asset protection
zone.

3. That no future landscaping features, planting of shrubs, trees or other
vegetation shall occur in such a manner as to compromise the integrity of the

asset protection zone.

4. That the subdivision internal roads are to be constructed in accordance with
section 5.3.2 of Planning for Bush Fire Protection 2019.

5. That the supply of water, electricity and gas is established in accordance with
section 5.3.3 of Planning for Bush Fire Protection 2019.
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6.0 Conclusion

Based upon the bushfire hazard assessment for the proposed development of the subject
allotment, this report concludes that scope of works as described by the subdivision

plans prepared by Jack Atkinson Surveying Pty Ltd and by consultation with the project
management team, this development can comply to the requirements of Planning for
Bush Fire Protection 2019 as required under section 100b of the Rural Fires Act 1997 with
the inclusion of the 5 recommendations contained within this report.

Craig Burley AFSM
Grad.Dip. Building in Bushfire Prone Areas (UWS)
FPA Australia Certified Level 3 - Practitioner Bushfire Planning and Design

Caveat

Quote from Planning for Bushfire Protection 2001, ‘not withstanding the precautions
adopted, it should always be remembered that bushfire burn under a wide range of
conditions and an element of risk, no matter how small always remains.’

Quote from Standards Australia, ‘Although the standard is designed to improve the
performance of such buildings, there can be no guarantee, because of the variable nature
of bushfires, that any one building will withstand bushfire attack on every occasion.’
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Wik
NSW

NSW RURAL FIRE SERVICE

GOVERNMENT

Snowy Monaro Regional Council

PO Box 714
COOMA NSW 2630 Your reference: CNR-39133 10.2022.154.1

Our reference: DA20220506007604-Original-1

ATTENTION: Sarah Brown Date: Wednesday 26 October 2022

Dear Sir/Madam,

Integrated Development Application
s100B - Subdivision - Subdivision
HOSKIN ST BERRIDALE NSW 2628, Y//DP417424

| refer to your correspondence dated 12/05/2022 seeking general terms of approval for the above Integrated
Development Application.

The New South Wales Rural Fire Service (NSW RFS) has considered the information submitted. General Terms of
Approval, under Division 4.8 of the Environmental Planning and Assessment Act 1979, and a Bush Fire Safety
Authority, under section 100B of the Rural Fires Act 1997, are now issued subject to the following conditions:

General Conditions
The General Terms of Approval are based on the documents/plans supplied via Councils referral to the NSW RFS.
o The plan titled Subdivision Proposal Stage 1 & Stage 2 prepared by Jack Atkinson Surveying dated 26
October 2022 ref JAS277

Asset Protection Zones
The intent of measure is to provide sufficient space and maintain reduced fuel loads to ensure radiant heat
levels at the buildings are below critical limits and prevent direct flame contact.

1. At the commencement of building works or the issue of a subdivision certificate, whichever comes first, the
entire site must be maintained as an inner protection area in accordance with the requirements of Appendix 4 of
Planning for Bush Fire Protection 2019.
When establishing and maintaining an inner protection area, the following requirements apply:
® tree canopy cover should be less than 15% at maturity;
trees at maturity should not touch or overhang the building;
lower limbs should be removed up to a height of 2 m above the ground;
tree canopies should be separated by 2 to 5 m;
preference should be given to smooth-barked and evergreen trees;
large discontinuities or gaps in the shrubs layer should be provided to slow down or break the progress
of fire towards buildings;

Postal address Street address

NSW Rural Fire Service NSW Rural Fire Service T (02) 8741 5555
Locked Bag 17 4 Murray Rose Ave F (02) 8741 5550
GRANVILLE NSW 2142 SYDNEY OLYMPIC PARK NSW 2127 www.rfs.nsw.gov.au
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® shrubs should not be located under trees;

® shrubs should not form more than 10% ground cover;

@ clumps of shrubs should be separated from exposed windows and doors by a distance of at least twice
the height of the vegetation;

e grass should be kept mown (as a guide, grass should be kept to no more than 100mm in height); and

® leaves and vegetation debris should be removed regularly.

2. At the issue of a subdivision certificate, if the land immediately to the north-west of proposed lots 13-16,
PT35, 11, 5-8 & south-east of lots 22-24, 30-34 & 1 has not been developed and the bush fire hazard removed, a
suitably worded instrument(s) must be created pursuant to section 88B of the Conveyancing Act 1919 over the
lots which prohibits the construction of buildings other than class 10b structures for a distance of 11 metres to
the relevant boundary. The instrument may be lifted upon commencement of any future proposed development
on the adjoining land, but only if the bush fire hazard is removed as part of the proposal. The name of authority
empowered to release, vary, or modify the instrument must be Council.

Access - Public Roads
The intent of measure is to provide safe operational access to structures and water supply for emergency
services, while residents are seeking to evacuate from an area.

3. Access roads must comply with the following general requirements of Table 5.3b of Planning for Bush Fire
Protection 2019 and the following:

o subdivisions of three or more allotments have more than one access in and out of the development;

e traffic management devices are constructed to not prohibit access by emergency services vehicles;

® maximum grades for sealed roads do not exceed 15 degrees and an average grade of not more than 10
degrees or other gradient specified by road design standards, whichever is the lesser gradient;

e allroads are through roads;

o dead end roads are not recommended, but if unavoidable, are not more than 200 metres in length,
incorporate a minimum 12 metres outer radius turning circle, and are clearly sign posted as a dead end;

o where kerb and guttering is provided on perimeter roads, roll top kerbing should be used to the hazard
side of the road;
where access/egress can only be achieved through forest, woodland and heath vegetation, secondary
access must be provided to an alternate point on the existing public road system;

o one way only public access roads are no less than 3.5 metres wide and have designated parking bays
with hydrants located outside of these areas to ensure accessibility to reticulated water for fire
suppression;

o the capacity of perimeter and non-perimeter road surfaces and any bridges/causeways is sufficient to
carry fully loaded firefighting vehicles (up to 23 tonnes); bridges/causeways are to clearly indicate load
rating;

e hydrants are located outside of parking reserves and road carriageways to ensure accessibility to
reticulated water for fire suppression;

e hydrants are provided in accordance with the relevant clauses of AS 2419.1:2005 - Fire hydrant
installations System design, installation and commissioning; and

o there is suitable access for a Category 1 fire appliance to within 4m of the static water supply where no
reticulated supply is available.

Water and Utility Services

The intent of measure is to provide adequate services of water for the protection of buildings during and after
the passage of a bush fire, and to locate gas and electricity so as not to contribute to the risk of fire to a
building.

4. The provision of water, electricity and gas must comply with the following in accordance with Table 5.3c of
Planning for Bush Fire Protection 2019:
e® reticulated water is to be provided to the development where available;
e fire hydrant, spacing, design and sizing complies with the relevant clauses of Australian Standard AS
2419.1:2005;
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hydrants are not located within any road carriageway;

reticulated water supply to urban subdivisions uses a ring main system for areas with perimeter roads;

fire hydrant flows and pressures comply with the relevant clauses of AS 2419.1:2005;

all above-ground water service pipes are metal, including and up to any taps;

where practicable, electrical transmission lines are underground;

where overhead, electrical transmission lines are proposed as follows:

o lines are installed with short pole spacing (30m), unless crossing gullies, gorges or riparian areas; and

O no part of a tree is closer to a power line than the distance set out in accordance with the
specifications in ISSC3 Guideline for Managing Vegetation Near Power Lines.

reticulated or bottled gas is installed and maintained in accordance with AS/NZS 1596:2014 and the

requirements of relevant authorities, and metal piping is used;

reticulated or bottled gas is installed and maintained in accordance with AS/NZS 1596:2014 - The storage

and handling of LP Gas, the requirements of relevant authorities, and metal piping is used;

all fixed gas cylinders are kept clear of all flammable materials to a distance of 10m and shielded on the

hazard side;

connections to and from gas cylinders are metal; polymer-sheathed flexible gas supply lines are not

used; and

above-ground gas service pipes are metal, including and up to any outlets.

General Advice - Consent Authority to Note

This approval is for the subdivision of the land only. Any further development application for class 1,2 & 3
buildings as identified by the National Construction Code must be subject to separate application under section
4.14 of the Environmental Planning and Assessment Act 1979 and address the requirements of Planning for Bush
Fire Protection 2019.

For any queries regarding this correspondence, please contact Bryan Netzler on 1300 NSW RFS.

Yours sincerely,

Michael Gray
Manager Planning & Environment Services
Built & Natural Environment
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NSW RURAL FIRE SERVICE

GOVERNMENT

BUSH FIRE SAFETY AUTHORITY

Subdivision - Subdivision
HOSKIN ST BERRIDALE NSW 2628, Y//DP417424
RFS Reference: DA20220506007604-Original-1

Your Reference: CNR-39133 10.2022.154.1

This Bush Fire Safety Authority is issued on behalf of the Commissioner of
the NSW Rural Fire Service under s100b of the Rural Fires Act (1997)
subject to the attached General Terms of Approval.

This authority confirms that, subject to the General Terms of Approval
being met, the proposed development will meet the NSW Rural Fire
Service requirements for Bush Fire Safety under s100b of the Rural Fires
Act 1997.

Michael Gray

Manager Planning & Environment Services
Built & Natural Environment

Wednesday 26 October 2022
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