Uralla Shire Council Business Paper

28 March 2017 ATTACHMENTE

ASSESSMENT REPORT

DA No: DA-55-2016

PROPOSED DEVELOPMENT: |40 Bridge Street, Lot: 31 DP: 813093

Staged Development: Commercial building and four short term
accommodation units

APPLICANT: New England Architectural Studio

REPORT BY: Manager Town Planning and Regulation

Further Application Details:

DA Lodgement Date: 16 September 2016
Additional Information
2 2017
received / date > January 20
Esti .
stimated Construction $900,000

Value of Development:

Glossary of terms used in this report:

BCA — Building Code of Australia

DA — Development Application

DCP Uralla Development Control Plan 2011,

LEP — Uralla Local Environmental Plan 2012, as amended
SEE — Statement of Environmental Effects

SEPP — State Environmental Planning Policy

Executive Summary

Proposal

The proposal seeks consent for a staged development to construct a commercial building and four short
term accommodation units at 40 Bridge Street. The stages are summarised as follows:

STAGE 1:

Includes the development of a commercial building of approximately 102m? internal area, with 16m2 entry
veranda. Located at the rear of the building is a laundry and store (12m?2) for the cottages to the rear of the
block. The Commercial building would include a kitchenette and a fully accessible unisex toilet for shared
use of staff and patrons of the building. Additionally the car parking and access to the site will be
developed. Stage 1 includes the following development:

e Commercial building

e Driveway and total of 6 spaces, including 1 accessible space
e Vehicular access upgrading

e Combined bin storage area for Lot 30 and 31

e Stormwater management for onsite car parking area.
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STAGE 2:

The site includes four independent short stay accommodation units of approximately 60 to 70 m? each
including the landscaping to create a cohesive multi use location at the rear of the block. Stage 2 includes
the following development:

e Lot consolidation of Lot 31 DP813093 and dedicated Council land referred to as "E976703"
e 4 short stay units

e 3 additional car parking spaces, including 1 accessible space

e landscaping, paths, emergency bay

e All associated stormwater and wastewater management

STAGE 3:

Adapt the commercial building built in stage 1 into two strata titled tenancies. Both tenancies would share
an individually keyed central staff room, kitchenette and accessible toilet facility. The rear tenancy would
add an accessible entry to the rear of the building, by reducing the laundry space. The laundry or store
room will have a new fire rated wall and door added. Stage 3 includes the following development:

e Conversion of commercial building to two tenancies

e Strata title entitlement, two tenancies of approx. 45m2 and 60m2.
e Convert part laundry to accessible entry and reduce laundry size

e Enclose shared staff facility,

Permissibility

The proposal is consistent with the relevant zone objectives and is permissible with consent under Uralla
LEP 2012.

Key Issues

Development Application DA-55-2016 for a staged development to construct a commercial building and
four short term accomodation units was lodged with Council on 16 September 2016 and publicly notified
between 6 October 2016 and 21 October 2016, with one submission received by Council.

The key planning matters raised in the submissions can be summarised as:

e Privacy Concerns
e Water Drainage Concerns

One submission was received and this submission has been considered as part of the assessment.

As a result of this assessment the proposed development complies or can be conditioned to comply with
the relevant provisions of Council’s LEP and DCP. It is recommended that Council grant conditional
approval, subject to draft conditions provided in Attachment 1.

Recommendation
That:

(a)  Council approve DA-55-2016 on land titled as Lots 31 & 32 DP 813093 known as 40 Bridge Street,
Uralla subject to the conditions at the end of this assessment.

(b) Those persons that made a submission in relation to the Application be notified of the
determination in writing as per the provisions of the Environmental Planning & Assessment Act

1979 and Regulations.

Subject site and locality
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The site is located at 40 Bridge Street Uralla and is legally described as Lot 31 DP 8813093. The site is
currently a vacant lot and is separated by a portion of land owned by Uralla Shire Council (Lot 32 DP
813093. The site is located within the Uralla Town Centre and zoned B2 Local Centre zone. The area
immediately surrounding the site is characterised by commercial development. The site has an
approximate area of 1187m” with an approximate frontage of 10m to Bridge Street. The portion of Council
owned land has an area of approximately 180m? and it is proposed that this land be utilised as part of the
proposed development.

Sewer, water and stormwater infrastructure currently exists in the vicinity of the proposed development.

Site Location

Figure 1 - Site Locality Plan showing location of 40 Bridge Street

Photo 1 - View of the existing site from Bridge Street.
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Photo 2 - View of the access point from front of site.

Photo 3 - View of the rear of the existing site from front of site.

Proposed development

The proposal seeks consent for a staged development to construct a commercial building and four short
term accomodation units. Figure 2 shows the site plan for the proposed development. Attachment 3

contains copies of all submitted plans.
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Figure 2 — Site Plan
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Submitted Documents and Plans

The documents and plans relied upon for this assessment, are listed below and a copy of the SEE and Plans
are included in Attachment 3.

e STATEMENT OF ENVIRONMENTAL EFFECTS Mixed Use (Tourist Accommodation and
Commercial) Development

DD1.01 TITLE SHEET / GENERAL INFO

DD2.01 SITE SURVEY OVERVIEW

DD2.02 STAGING PLAN

DD2.03 SITE PLAN

e DD2.04 VEHICLE CIRCULATION

e DD3.01 COMMERCIAL PLAN/SECT

e DD3.02 COMMERCIAL BUILDING

e DD3.03 UNIT PLANS

e DD3.04 UNITO1&03

e DD3.05 TYPICAL INTERIORS

e DD3.06 UNIT 02 PLAN / ELEV / SECTION

e DD3.07 UNIT 02 BLDG SECT / WINDOW SCHED
e DD3.08 UNIT4

e DD4.01 BUILDING SECTIONS

e DD5.01 UNIT 04

e CONCEPT STORMWATER PLAN

e (C-01 CONCEPT STORMWATER MANAGEMENT PLAN
e (C-02 CONCEPT CATCHMENT PLAN

e CONTOUR AND DETAIL SURVEY DWG: 16913-A
e GEO-TECHNICAL LOT CLASSIFICATION REPORT
e HERITAGE ADVISORS REPORT

Referrals undertaken and other approvals required

Bridge Street is a classified road and access to the site is via Bridge Street. The application was referred to
the NSW Roads and Maritime Services for consideration on the 12 October 2016. A response was received
on 26 October 2017. The advice provided has been considered as part of Council’s engineering assessment.
The key matters for consideration include: sightlines and safe interactions between pedestrians and
vehicles, suitability of vehicle manoeuvring within the site and to and from the site, adequacy of onsite
parking areas, stormwater management, access design requirements and potential impacts of advertising
signage on a transport corridor.

Political Donations

At the time of lodging the Development Application the Applicant indicated, pursuant to Section 147(4) of
the Environmental Planning and Assessment Act 1979, that no reportable political donation or gift had
been made by the Applicant or any person with a financial interest in this Application to a local Councillor
or employee of Uralla Shire Council.

These declarations may be made by an applicant (or persons with a financial interest in the application), or
a person who makes a submission (or persons who are associates of such submitters) as defined in 5.147 of
the Act.

Notwithstanding any such declaration, Council is reminded that the application should be determined on its
merits pursuant to section 147(1) of the Act, which states:
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“political donations or gifts are not relevant to the determination of any such planning application, and the
making of political donations or gifts does not provide grounds for challenging the determination of any
such planning application”.

However, Councillors and staff members must of course consider their position under the Code of Conduct
in their consideration of any development application.

Assessment - Matters for Consideration

The assessment of this Development Application has been undertaken in accordance with Section 79C (1)
of the Environmental Planning and Assessment Act 1979, as amended. 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 application:

Section 79C(1)(a) the provisions of the following that apply to the land to which the development
application relates:

(i) the provisions of any environmental planning instrument
State Environmental Planning Policies (SEPPs):

State Environmental Planning Policy (Infrastructure) 2007 — Clause 101 requires the consent authority to
have consideration for the safety, efficiency and ongoing operation of a classified road where the
development has frontage to a classified road.

State Environmental Planning Policy 64 — Advertising and Signage - The proposed signage is for business
and building identification and its consistent with the requirements of this policy.
Local Environmental Plans (LEPs):

The Uralla Local Environmental Plan 2012 has been considered in connection with this development:

Clause | Subject Comments

1.2 Aims of Plan Relevant aims of the LEP considered in this assessment include:

(a) to encourage the orderly management, development and conservation
of resources by protecting, enhancing and conserving:

(b) places and buildings of heritage significance,

(c) to facilitate development for a range of business enterprise and
employment opportunities,

(d) to ensure that development is sensitive to both the economic and social
needs of the community, including the provision of community facilities
and land for public purposes,

(f) to provide for flexibility in applying certain development standards,
where compliance with such standards may be unreasonable or
unnecessary in the circumstances of a particular development, and
there is sufficient justification for varying the standards on
environmental planning grounds.

2.2 Zoning of land The site of the proposed development is within the B2 Local Centre zone
under Uralla LEP 2012.

2.3 Zone objectives / | The objectives for development in the B2 Local Centre zone are:

Permissibility e To provide a range of retail, business, entertainment and community uses

that serve the needs of people who live in, work in and visit the local
area.
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e To encourage employment opportunities in accessible locations.

e To maximise public transport patronage and encourage walking and
cycling.

e To allow for residential and other accommodation while maintaining
active retail, business or other non-residential uses at street level.

The proposed development has been assessed having regard to these
objectives. The proposed uses are defined as ‘Commercial premises’ and
‘Tourist and visitor accommodation’. These uses are permissible with
development consent in the B2 zone.

5.10

Heritage
Conservation

Development consent is required for erection a building and the subdivision
of land in a heritage conservation area. Before granting consent under this
clause in respect of a heritage conservation area the Consent Authority must
consider the effect of the proposed development on the heritage
significance of the heritage conservation area. The assessment of potential
impact is provided in the DCP assessment below.

6.6

Essential Services

Development consent must not be granted to development unless the
consent authority is satisfied that any of the following services that are
essential for the development are available or that adequate arrangements
have been made to make them available when required:

(a) the supply of water,

(b) the supply of electricity,

(c) the disposal and management of sewage

(d) stormwater drainage,

(e) suitable road access.

The provision of these essential services has been considered as part of the
assessment for this proposal and comments are provided as follows:

Stormwater —Part of the sites stormwater can be directed to the kerb and
gutter infrastructure located in Bridge Street. It is proposed that the residue
will be directed to infiltration pits and then sent overland in the existing
flowpath by way of spreader boxes. It is proposed to have less directed
overland that what is existing now. No background calculations or soil test
results have been provided to be checked. The engineering assessment has
indicated that once provided that if not suitable an alternative solution of
interallotment drainage and the use of easements be implemented
discharging into Hill Street. This would formalise the existing drainage
flows.

Road access — Suitable access is proposed via Bridge Street subject to
proposed widening of the access cross over. A separate application for a
Section 138 of the Roads act will need to be lodged with Council for
driveway access upgrading and works within the road carriageway.

Water supply — The site can connect to the reticulated water network
located in Bridge Street.

Disposal and management of sewage — The site can connect to the
reticulated sewer network that travels across the development site. It is
proposed to install a macerating (package) sewerage system is located at the
rear of the site. This system will treat effluent to enable connection to
council's reticulated sewerage system.

Electricity services are available in Bridge Street.
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the provisions of any draft environmental planning instrument

No relevant draft instruments apply.

(i)

the provisions of any development control plan

The Uralla Development Control Plan (DCP) 2011 applies to the land.

Chapter

Comment

Chapter 2 Subdivision —
Subdivision in
Commercial and

Industrial Areas

This chapter does not specify any requirements for strata subdivision of
commercial areas.

Chapter 5 Development
in  Commercial and

Industrial Areas

Provision of Services

The site is to have connection to Council’s sewerage and water supply
network. A condition is required to impose this requirement.

Access for Persons with Disabilities

Adequate provision is to be made to enable persons with disabilities to gain
access to the development and to the land on which the development is
proposed to be carried out. The development is to comply with the relevant
Australian Standard for access for disabled persons and a condition is required
to impose this requirement.

Height

The maximum height of the proposed development is 5.7 metres and this is
below the height limit of 8 metres.

Access and car parking

These requirements are dealt with in the Chapter 6 Access and Parking
considerations.

On-site facilities

On-site facilities for garbage bin and recycling storage are located within the
right of carriageway of Lot: 32 DP: 813093. This is on the adjoining lot. A
condition required for garbage and recycling bin storage is to be within Lot:
31 DP: 813093. The onsite facilities location is not to be at the street
frontage. Where collection is not on the street frontage, adequate loading and
turning areas for service vehicles is to be provided within the development.
Adequate provision is to be made for the storage and handling of solid wastes
generated by the development. The storage area is to be enclosed and the
material stored is to be screened from public view.

Energy efficiency

The proposed development provides opportunities to minimise winter heat
loss and make use of solar energy. The design layout of the commercial
building provides for north facing windows and amenities on the southern
side of the building. The design layout of the accommodation units provides
north facing windows on the living areas and amenities on the southern side
of the building. Building walls set backs are sufficiently separated from the
north site boundaries to enable winter solar access to the main north facing
areas.
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B2 Local Centre

The proposed development is consistent with the objectives of the zone
related to the core of Uralla’s business district.

Heritage Considerations

These requirements are dealt with in the Chapter 9 Development and
Heritage Conservation considerations.

Front Building line

The zero building line setback is consistent with the building line for adjoining
properties and will not create and adverse impact on the streetscape.

Side and rear setbacks

The proposed side and rear setbacks for a development will not create a
visual impact of the bulk and scale of the development. The zero side setback
of the commercial building will require the applicable fire safety measures as
required by the National Construction Code.

Chapter 6 Access and
Parking

This chapter requires provision of the following car parking spaces:

Stage 1
- Total 6 required
5 required for GFA of 166m2 (1 space per 35m2 of gross leasable
floor area) plus 1 space due to loss of on-street space resulting
from access upgrades
- total 6 spaces provided, including 1 accessible space
Stage 2

- Total 5 required
4 required for 4 accommodation units (1 per unit) plus 1 space for
manager

- total 3 spaces provided, including 1 accessible space

Stage 3 — not applicable

In total, 11 spaces are required to be consistent with this chapter. Proposal
allows for a total of 9 spaces. This is considered adequate as the proposal
states that the accommodation units will be managed by the front premises of
the proposed commercial building and the traffic generation created will
readily be handled by the number of carparks provided.

Chapter 8 Signage and
Outdoor Advertising

The proposal provides clear guidance about the type and nature of a business
without imparting unacceptable adverse impacts on neighbours or the
environment. The signs are considered to be designed and located so as to
minimise visual.

Signs in Heritage Areas or on or near Heritage Buildings

The only permissible signs for heritage areas are the following:
e Business identification signs;
e Building identification signs; and
e Replacement of the above signs.

104

10



Uralla Shire Council Business Paper
28 March 2017

The proposed development includes two business identification signs and one
building identification sign.

Flush Wall Sign

The design and locations of the proposed flush wall signs are consistent with
the specified design criteria of this section of the DCP.

Chapter 9 Development
and Heritage
Conservation

Council’s Heritage Advisor has reviewed the proposed development and
provided the following comments:

Commercial Building

The proposed commercial building will be constructed of brickwork unpainted
below awning level and painted above awning level and have timber trim
doors and windows. The roof will be a Trimdeck metal roof.

It is considered that the proposed commercial building has been
sympathetically designed to complement the existing streetscape - having
incorporated elements such as a cantilevered awning, brick parapet and sill
heights similar to those seen elsewhere in the CBD with the height of the
awning on a similar horizontal plane of adjoining buildings.

It is noted that Trimdeck is proposed to be used for the roof. Roofing materials
should relate to the common materials existing in the area and corrugated
galvanised iron (or zincalume finish) has been used in the majority of the
Uralla CBD and is an appropriate roofing material for new buildings in

historic areas. It is also economical and durable. Therefore, it should be used in
this instance.

Also it is noted that the proposed paint colour above the awning, and for the
majority of the side elevations, is to be ‘eggshell white’.

The Uralla Main Street Study 1997 prepared by Richard J. Ratcliffe
recommended colour schemes for buildings in the study area. These were
included in a colour palette for the various architectural periods with the
palette breaking areas of the building in to Dominant — area that

is greatest eg. walls, Secondary — area that is visible but less in area eq. fascia
or soffit and Trim/Accent eg. architectural details, windows and frames plus
signs.

In keeping with the intent of the Main Street Study the paint colour for above
the awning and side walls should be either Raffia, Biscuit, Sandstone or Light
Stone.

4 Short Stay Accommodation Units

These units have been designed to nestle into the rear of the property. There is
good separation between the proposed commercial building and the timber
‘Wool Room’ shop to the west. The accommodation units are low set and it is
not considered that they will have any visual impact on the ‘Wool Room’ nor
Bridge Street.

It is considered that the external materials chosen for the accommodation
units will not detract from the proposed commercial building or the
conservation area in general.
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Chapter 12 Notification | This chapter requires notification of proposed development due to the
Procedures potential impacts on adjoining land.

The application was publicly notified to adjoining properties between 6
October 2016 and 21 October 2016. At the close of the notification period
one written submission was received by Council.

This assessment report includes summaries of the matters raised in the
submission.

(iiia) the provisions of any planning agreement that has been entered into under section 93F, or any
draft planning agreement that a developer has offered to enter into under section 93F

No relevant draft instruments apply.
(iv) the provisions of the regulations
Not applicable.

(v) the provisions of any coastal zone management plan (within the meaning of the Coastal
Protection Act 1979)

Not applicable.

79C(1)(b) the likely impacts of the development, including environmental impacts on both the natural
and built environments, and social and economic impacts in the locality

The proposed development is for commercial purposes within an established commercial area. The
proposed development complements and expands on the established built environment and land uses
within the town centre. The proposal is likely to have minimal environmental impact and have a positive
economic and social benefit to the community.

79C(1)(c) the suitability of the site for the development

The subject site is considered suitable for the proposed development for the following reasons:

. The land is zoned for commercial use.

. The site is located within an established commercial area.

. The site can be connected to the necessary urban utility service infrastructure to support the
development.

. There are no known site hazards from Council’s records. The site is not bush fire or flood prone.

79C(1)(d)any submissions made in accordance with the Act or the Regulations
Public submissions

The proposal was publicly notified in accordance with Council’s DCP including written notification to the
owners of adjoining properties between 6 October 2016 and 21 October 2016. At the close of the
notification period, one written submission was received by Council.

12
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The key planning matters raised in the submission are summarised as:

Issue

Submitter Concern

Assessor Response

Privacy concerns

Concerns about privacy impacts

on adjoining land. Believe
vegetation/plantings will assist in
if the right

species are selected. Prefer large

providing privacy

shrubs up to 3m as tall trees may
create a future danger. Request
plantings along the fence line of
the north-eastern end of the

development site.

It is recommended that a condition of
consent require a detail landscape plan
that includes screening treatment to
prevent direct views into the adjoining
properties.

Water Drainage | Concerns that the onsite septic | The applicant has provided a concept
concerns tank may fail and cause discharge | stormwater drainage plan that has been
into the immediate environment. | considered as part of Council’s
Concerns that the site contains a | engineering assessment.
natural  drainage valley —that Part of the sites stormwater can be
receives stormwater from directed to the kerb and gutter
upstream  areas that flows infrastructure located in Bridge Street. It
through the site along the rear of is proposed that the residue will be
properties along Bridge Street directed to infiltration pits and then sent
towards the old Trickett’s shed. overland in the existing flowpath by way
of spreader boxes. It is proposed to
have less directed overland that what is
existing  now. No background
calculations or soil test results have been
provided to be checked. The
engineering assessment has indicated
that once provided that if not suitable an
alternative solution of interallotment
drainage and the use of easements be
implemented discharging into Hill Street.
This would formalise the existing
drainage flows.
79C (1)(e) the public interest

It is in the public interest to approve the developments as it complies, subject to the recommended draft

conditions, with the regulatory provisions relevant to the proposal.

Assessment Conclusion - Key Issues

The proposed development is for a use which is permissible with consent under the Council’s LEP.

The key planning matters raised in the submissions can be summarised as:

e Privacy Concerns
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e Water Drainage Concerns
One submission was received and this submission has been considered as part of the assessment.

As a result of this assessment the proposed development complies or can be conditioned to comply with
the relevant provisions of Council’s LEP and DCP. It is recommended that Council grant conditional
approval, subject to draft conditions provided in Attachment 1. Development Application DA-55-2016 for a

staged development to construct a commercial building and four short term accomodation units was
lodged with Council on 16 September 2016 and publicly notified between 6 October 2016 and 21 October
2016, with one submission received by Council.

RECOMMENDED CONDITIONS OF APPROVAL

PRESCRIBED CONDITIONS (under Environmental Planning and Assessment Regulation 2000)

Compliance with National Construction Code & insurance requirements under the Home Building Act
1989

Please Note: A reference to the National Construction Code is a reference to that Code as in force on the
date the application is made for the relevant:

a) development consent, in the case of a temporary structure that is an entertainment
venue, or
b)  construction certificate, in every other case.

1. The work must be carried out in accordance with the requirements of the National
Construction Code.

2. In the case of residential building work for which the Home Building Act 1989 requires there
to be a contract of insurance in force in accordance with Part 6 of that Act, that such a
contract of insurance must be entered into and be in force before any building work
authorised to be carried out by the certificate commences.

3. For a temporary structure that is used as an entertainment venue, the temporary structure
must comply with Part B1 and NSW H102 of Volume One of the National Construction Code.

Erection of signs

Please Note: This does not apply in relation to:

a) building work, subdivision work or demolition work that is carried out inside an existing
building, which does not affect the external walls of the building development consent, in
the case of a temporary structure that is an entertainment venue, or

b) Crown building work that is certified, in accordance with section 116G of the Act, to
comply with the technical provisions of the State’s building laws.

c) a complying development certificate issued before 1 July 2004 only if the building work,
subdivision work or demolition work involved had not been commenced by that date.

4. A sign must be erected in a prominent position on any site on which building work, subdivision
work or demolition work is being carried out:

a) showing the name, address and telephone number of the principal certifying authority for
the work, and

14
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b) showing the name of the principal contractor (if any) for any building work and a
telephone number on which that person may be contacted outside working hours, and
c) stating that unauthorised entry to the site is prohibited.

5. Any such sign is to be maintained while the building work, subdivision work or demolition
work is being carried out, but must be removed when the work has been completed.

Please Note: Principal certifying authorities and principal contractors must also ensure that signs
required by this clause are erected and maintained (see clause 227A which currently imposes a
maximum penalty of 51,100).

Shoring and adequacy of adjoining property

Please Note: This does not apply if the person having the benefit of the complying development
certificate owns the adjoining land or the owner of the adjoining land has given consent in writing to that
condition not applying.

6. If the development involves an excavation that extends below the level of the base of the
footings of a building on adjoining land, the person having the benefit of the certificate must
at the person’s own expense:

a) protect and support the adjoining premises from possible damage from the excavation,
and
b) where necessary, underpin the adjoining premises to prevent any such damage.

GENERAL CONDITIONS

7. The development must take place in accordance with the approved documents submitted
with the application and subject to the conditions below to ensure the development is
consistent with Council's consent.

8. A Construction Certificate must be obtained, for each stage, from a Certifying Authority before
work commences, in accordance with Cl.146 of the Environmental Planning and Assessment
Regulation 2000.

9. Approval must be obtained, for each stage, from the Council as the Local Water Supply and
Sewer Authority for any potable water supply or sewerage system serving the site, pursuant
to Chapter 7 of the Local Government Act 1993 with all relevant work completed in
accordance with such approval.

10. All sewer and drainage works associated with the approval are to comply with the
requirements of AS 3500 and completed only by a licensed plumber and drainer.

11. A Section 138 Roads Act Approval is required.

12.  In keeping with the intent of the Main Street Study the paint colour for above the awning and
side walls should be either Raffia, Biscuit, Sandstone or Light Stone.

15

109



Uralla Shire Council Business Paper
28 March 2017

13.  All Engineering works to be designed by an appropriately qualified person and carried out in
accordance with Council’s Engineering Code, unless otherwise indicated in this consent, to
ensure that these works are of a sustainable and safe standard.

14.  All vehicles are to enter and leave the site in a forward direction. The driveway, car parking,
manoeuvring and service areas are to be designed and constructed in accordance with
AS2890 and Council’s engineering requirements.

15.  All works in Bridge Street will need to be designed and constructed in accordance with the
current Austroads Guidelines, Australian Standards and RMS Supplements.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

16. The plans and specifications accompanying the Construction Certificate are to demonstrate
compliance with the requirements of the deemed-to-satisfy provisions of the National
Construction Code.

Should the external configuration of the building be modified as a result of achieving NCC
compliance, the plans accompanying this development consent must also be modified.

17.  Access/facilities for people with disabilities are to be provided in accordance with the current
versions of the National Construction Code and Access Premises Standard. The plans and
specifications accompanying the Construction Certificate are to demonstrate compliance with
these requirements.

ADVISING: The applicants/property owner should note that the Commonwealth Disability
Discrimination Act 1992 provides opportunity for public complaint potentially leading to legal
action if access to premises by people with disabilities or their carers is precluded. The
Australian Human Rights Commission has released Advisory Notes on current Premises
Standards which are available from Council on request. The Commission can also provide
further information on this issue (1300 369 711). In addition to human rights considerations,
as a substantial proportion of the community suffer from mobility handicaps, provision of good
access to premises is also good business practice.

18. The plans and specifications accompanying the Construction Certificate are to demonstrate
that driveways and parking areas are designed and constructed in accordance with AS/NZS
2890.1:2004, Parking facilities, Part 1: Off-street car parking or AS 2890.2—2002, Parking
facilities, Part 2: Off-street commercial vehicle facilities and RMS Australian Standard
Supplements, Australian Standard—AS2890, Parking Facilities, Parts 1-6 issued by Roads and
Maritime Services, and

19. The plans and specifications accompanying the Construction Certificate are to demonstrate
that buildings, pathways and paved areas used for pedestrian access are designed and
constructed in accordance with AS 1428.1—2009, Design for access and mobility, Part 1:
General requirements for access—New building work.

20. The plans and specifications accompanying the Construction Certificate are to demonstrate
that the approved signage will be connected securely to the building.

16
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21.  For all construction work required on Council land (e.g. storm water, footpaths, kerb and
gutter etc.) the applicant is to submit an Application to Conduct Work on Land to Which
Council is the Regulatory Authority. The Application must be approved prior to the issue of a
Construction Certificate, to ensure pedestrian and vehicular safety during construction.

22.  All civil engineering and utility service works undertaken pursuant to this consent, including:

e  Water supply work,
e  Sewer drainage work,
e  Stormwater drainage work,

are to be inspected and tested upon completion of each stage, and details of works which will
become public assets provided to Council’'s Director of Engineering or nominee, before the
issue of a final occupation certificate for the development.

One set of print film copies and an electronic copy of “work as executed” plans are to be
provided to Council for works affecting Council property or benefiting Council. Each plan is to
have a scale adjacent to the title block showing the scale used on that plan. The location of any
fill introduced, by both plan limit and depth, together with relevant classifications shall be shown
on the “work as executed” plans to be submitted to Council.

23.  Connection to the water main is required. This fee is set out in Councils Operational Plan and
is adjusted every financial year. The current fee for the 2016/2017 year is $958.00 per
connection.

24. Connection to the sewer main is required. This fee is set out in Councils Operational Plan and
is adjusted every financial year. The current fee for the 2016/2017 year is $540.00 per
connection.

25.  All stormwater is to be designed and catered for. All design plans, drainage calculations and
soil testing is to be provided for approval by Council prior to construction, alternatively
interallotment drainage and drainage easements are to be provided for is the existing drainage
flows are to be utilised.

CONDITIONS TO BE COMPLETED PRIOR TO CONSTRUCTION COMMENCING

26.  Council is to be given written notice of the intention to commence works, for each stage, and

the appointment of a Principal Certifying Authority (if the PCA is not Council) at least two days
before the proposed date of commencement, in accordance with clause 103 and 104 of the
Environmental Planning and Assessment Regulation 2000. Such notice is given using the form
enclosed with this consent.

For development involving both building and subdivision work authorized by the same
development consent, a separate appointment of a Principal Certifying Authority for each
type of work is required, in accordance with Section 109E of the Environmental Planning &
Assessment Act 1979.
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27. Before construction commences on the site and throughout the construction phase of each
stage of the development, erosion control measures are to be installed to prevent soil
erosion, water pollution or the discharge of loose sediment on surrounding land, as follows:

— divert contaminated run-off away from disturbed areas,
— erect silt fencing along the downhill side of the property boundary,

— prevent tracking of sediment by vehicles onto roads by limiting access to the site
and, where necessary, installing a temporary driveway and

— stockpile all topsoil, excavated material and construction debris on the site, erecting
silt fencing around the pile where appropriate.
ADVISING - Failure to take effective action may render the developer liable to prosecution
under the NSW Protection of the Environment Operations Act.

28. Before commencing any excavation works, the person having the benefit of this development
consent must obtain a dilapidation report on any part of a building that is within 2m of the
works. If the person preparing the report is denied access to the building for the purpose of an
inspection, the report may be prepared from an external inspection.

29. Suitable landscaping and screening treatments are to be installed to prevent direct views from
the proposed accommodation units into the adjoining properties. A detailed landscaping plan
is to be submitted to Council and approved by Council’s Manager Town Planning and
Regulation prior to the issue of a Construction Certificate. The screening is to be installed
prior to the issue of an Occupation Certificate.

30. A survey certificate is required for part of the work involving the erection of a new building
that is located less than 3m from the lot boundary, with a survey certificate must be given to
the principal certifying authority:

(a) before any form work below the ground floor slab is completed, or

(b) if there is no such form work—before the concrete is poured for the ground
floor slab.

The survey certificate must be prepared by a registered land surveyor and show the
location of the work relative to the boundaries of the site.

CONDITIONS TO BE COMPLETED DURING CONSTRUCTION

31.  Any building work must be carried out between 7.00am and 6.00pm Monday to Friday and
8.00am to 1.00pm Saturdays, excluding Sundays and public holidays. No audible construction
is to take place outside these hours, to maintain the amenity of the locality.
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*The structure is to be inspected at the following stages of construction:

e before the pouring of footings**

e before pouring any reinforced concrete structure **

e before covering the framework for any wall, roof or other building element **
e before covering any stormwater drainage connections

o when the building work is completed and all conditions of consent have been
addressed**
** denotes a critical stage inspection (a mandatory inspection under Section 109C of the EP&A

Act 1979). Please note that an Occupation Certificate cannot be issued for a *development
where a critical stage or other nominated inspection has not been carried out.

Applicants should give at least 24 hours notice to guarantee an inspection.

Toilet facilities are to be provided at, or in the vicinity of the work site, at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site. Each toilet provided must be
connected to an accredited sewage management facility approved by the council or some
other sewage management facility approved by the council.

A garbage receptacle must be provided at the work site before works begin and must be
maintained until the works are completed. The garbage receptacle must have a tight fitting
lid and be suitable for the reception of food scraps and papers. Materials must not be burned
on site. All waste generated on site must be disposed of at Council’s Waste Disposal Depot or
Waste Transfer Station, to protect the amenity of the area and avoid the potential of air
pollution.

Effective dust control measures are to be maintained during construction to maintain public
safety/amenity. Construction activities are to be undertaken so as not to inconvenience the
adjoining land owners and are to be restricted solely to the subject site.

Run-off and erosion controls must be implemented to prevent soil erosion, water pollution or
the discharge of loose sediment on the surrounding land by:

(a) diverting uncontaminated run-off around cleared or disturbed areas, and

(b) erecting a silt fence and providing any other necessary sediment control measures that
will prevent debris escaping into drainage systems, waterways or adjoining properties, and

(c) preventing the tracking of sediment by vehicles onto roads, and

(d) stockpiling top soil, excavated materials, construction and landscaping supplies and debris
within the lot.
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Earthworks, retaining walls and structural support

(1) Any earthworks (including any structural support or other related structure for the
purposes of the development):

(a) must not cause a danger to life or property or damage to any adjoining building or
structure on the lot or to any building or structure on any adjoining lot, and

(b) must not redirect the flow of any surface or ground water or cause sediment to be
transported onto an adjoining property, and

(c) that is fill brought to the site—must contain only virgin excavated natural material (VENM)
as defined in Part 3 of Schedule 1 to the Protection of the Environment Operations Act
1997, and

(d) that is excavated soil to be removed from the site—must be disposed of in accordance
with any requirements under the Protection of the Environment Operations (Waste)
Regulation 2005.

(2) Any excavation must be carried out in accordance with Excavation Work: Code of Practice
(ISBN 978-0-642-785442 [PDF] and ISBN 978-0-642-785459 [DOCX]), published in July
2012 by Safe Work Australia.

(3) Notice of intention to do so must be given to the owner of the adjoining land at least
seven days before the commencement of excavation work. The owner of the adjoining
allotment of land is not liable for any part of the cost of work, whether carried out on the
allotment of land being excavated or on the adjoining allotment of land.

No material or equipment associated with the development is to be placed on public land
without the written consent of the Council, and any activity located in close proximity to
public areas is to be fenced to prevent damage to persons or property.

Retaining walls associated with the erection of the building or other approved methods for
preventing the movement of the soil must be provided where soil conditions are inadequate,
ensuring adequate provision is made for drainage.

A temporary hoarding or temporary construction site fence must be erected between the
work site and adjoining lands before the works begin and must be kept in place until after the
completion of the works, if the works:

(a) could cause a danger, obstruction or inconvenience to pedestrian or vehicular traffic, or
(b) could cause damage to adjoining lands by falling objects, or
(c) involve the enclosure of a public place or part of a public place
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41. Site maintenance is to include the following measures:

(1) All materials and equipment must be stored wholly within the work site unless an
approval to store them elsewhere is held.

(2) Waste materials (including excavation, demolition and construction waste materials) must
be managed on the site and then disposed of at a waste management facility.

(3) Copies of receipts stating the following must be given to the principal certifying authority:

(a) the place to which waste materials were transported,
(b) the name of the contractor transporting the materials,
(c) the quantity of materials transported off-site and recycled or disposed of.

(4) Any run-off and erosion control measures required must be maintained within their
operating capacity until the completion of the works to prevent debris escaping from the
site into drainage systems, waterways, adjoining properties and roads.

(5) During construction:

(a) all vehicles entering or leaving the site must have their loads covered, and
(b) all vehicles, before leaving the site, must be cleaned of dirt, sand and other materials, to
avoid tracking these materials onto public roads.

(6) At the completion of the works, the work site must be left clear of waste and debris.

CONDITIONS TO BE COMPLETED PRIOR TO OCCUPATION/USE COMMENCING

42.  An Occupation Certificate must be obtained before the approved use commences, in
accordance with the Environmental Planning and Assessment Act and to ensure the health
and safety of the building’s occupants.

ADVISING: Failure to obtain an Occupation Certificate is an offence under the legislation.
Penalty advice for buildings (penalties do not apply to uses detailed in sections 109M and
109N; i.e. Crown projects, Class 1a and 10 buildings or as detailed for places of public
entertainment).

43.  Landscaping is to be completed in accordance with the approved landscaping plan prior to the
issue of an Occupation Certificate.

44, A Fire Safety Certificate covering each of the essential fire and other safety measures must be
provided to the Certifying Authority prior to the occupation of the building, to ensure the
safety of the occupants in the case of an emergency. A copy of the certificate is to be given to
the NSW Fire Brigades by e-mail to afss@fire.nsw.gov.au and an additional copy to be
displayed in a prominent location within the building, all in accordance with clause 172 of the
Environmental Planning and Assessment Regulation 2000.
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The new vehicular crossing, including layback, is to be constructed from the street to the
property boundary to provide effective all-weather access to the site and a safe and nuisance-
free surface over Council's footpath and is to be completed prior to the use or occupation of
any building.

Inspection of kerb crossing (Layback) and driveways is to be undertaken by Council’s
Engineering Department prior to the pouring of any concrete.

Adequate provision is to be made for the storage and handling of solid wastes generated by
the development. Garbage and recycling bin storage is to be provided within the Lot: 31 DP:
813093. The location is not to be located at the street frontage. Where collection is not on
the street frontage, adequate loading and turning areas for service vehicles is to be provided
within the development. The storage area is to be enclosed and the material stored is to be
screened from public view.

Connection to the sewer main is required. This fee is set out in Councils Operational Plan and
is adjusted every financial year. The current fee for the 2016/2017 year is $540.00 per
connection.

Connection to the water main is required. This fee is set out in Councils Operational Plan and
is adjusted every financial year. The current fee for the 2016/2017 year is $958.00 per
connection.

All civil engineering and utility service works undertaken pursuant to this consent, including:

e  Water supply work,
e Sewer drainage work,
e  Stormwater drainage work,

are to be inspected and tested upon completion, and details of works which will become
public assets provided to Council’s Director of Engineering or nominee, before the issue of a
final occupation certificate for the development.

One set of print film copies and an electronic copy of “work as executed” plans are to be
provided to Council for works affecting Council property or benefiting Council. Each plan is to
have a scale adjacent to the title block showing the scale used on that plan. The location of
any fill introduced, by both plan limit and depth, together with relevant classifications shall be
shown on the “work as executed” plans to be submitted to Council.

Roof and surface stormwater from paved and impervious areas is to be directed away from
the building and any on site waste disposal system to protect the site and adjoining property
from the effects of flooding. Such work must be completed prior to the use and/or occupation
of the premises commencing.

Roof and surface stormwater from paved and impervious areas is to be directed away from
the building and any on site waste disposal system to protect the site and adjoining property
from the effects of flooding. Such work must be completed prior to the use and/or occupation
of the premises commencing.
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52. The new vehicular crossing, including layback, is to be constructed from the street to the
property boundary to provide effective all-weather access to the site and a safe and nuisance-
free surface over Council's footpath and is to be completed prior to the use or occupation of
any building.

Inspection of kerb crossing (Layback) and driveways is to be undertaken by Council’s
Engineering Department prior to the pouring of any concrete.

53. Internal signage is to be provided limiting the vehicle speed to 5 kms per hour when
approaching the entry/exit. This is to be located at the southern end of the retail building.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

54. Prior to the issue of a Subdivision Certificate, an Application for a Subdivision Certificate is to
be submitted to Council with three (3) copies of the Title Plan and appropriate fees. The
applicant/developer is to ensure that a summary of compliance with all conditions of consent
is completed and lodged with the application.

55.  Prior to the issue of a Subdivision Certificate, the applicants shall provide evidence to the effect
that all utility services, i.e water, sewer, electricity, telecommunications, connected to or used
in each of the buildings within the development site is wholly contained within each of the
proposed allotments. That is, no internal servicing of the sites is permitted to be wholly or
partially on the adjoining allotment.

CONDITIONS RELATING TO ONGOING OPERATIONS

56. The commercial uses must not be operated outside the hours of 7.00 am to 7.00 pm Monday
to Saturday and 9.00 am to 6.00 pm on a Sunday or a public holiday.

57. The development must comply with the requirements for industrial premises contained in the
Noise Policy.
Noise emitted by the development:

(a) must not exceed an L A (15 min) of 5dB(A) above background noise when measured at
any lot boundary of the property where the development is being carried out, and

(b) must not cause the relevant amenity criteria in Table 2.1 in the Noise Policy to be
exceeded.

In this clause, the Noise Policy means the document entitled NSW Industrial Noise Policy (ISBN
07313 2715 2) published in January 2000 by the Environment Protection Authority.
58. All new external lighting must:

(a) comply with AS 4282-1997 Control of the obtrusive effects of outdoor lighting, and
(b) be mounted, screened and directed in a way that it does not create a nuisance or light
spill on to buildings on adjoining lots or public places.

Lighting at vehicle access points to the development must be provided in accordance with
AS/NZS 1158 Set:2010 Lighting for roads and public spaces.

117



Uralla Shire Council Business Paper
28 March 2017

59. An annual fire safety statement shall be provided to Council at least once every 12 months as
required under clause 177 of the Environmental Planning and Assessment Regulation 2000, to
ensure that the required fire safety measures for the building are being properly maintained.
A copy of the statement is to be given to the NSW Fire Brigades by e-mail to
afss@fire.nsw.gov.au and an additional copy to be displayed in a prominent location within the
building.

60. All landscaped areas on the site must be maintained on an on-going basis. Any tree or shrub
that fails to establish within 2 years of the initial planting date must be replaced with the same
species of tree or shrub.

61. All approved signage has an expiration of 15 years after the date on which the consent
becomes effective and operates and the signage is to be removed on the expiration date.

62. All driveways and parking areas must be unobstructed at all times. Driveways and car spaces:

(a) must not be used for the manufacture, storage or display of goods, materials or any
other equipment, and

(b) must be used solely for vehicular access and for the parking of vehicles associated with
the use of the premises.

COUNCIL ADVICE ONLY

63. A further application is to be made for any change, enlargement or intensification of the
premises or land use, including the display/erection of any new structure such as signage,
partition walls or building fit-out (unless the proposed work is exempt from the need for
consent under the Exempt and Complying Development State Environmental Planning Policy).

64. Compliance with the National Construction Code: All building work must be carried out in the

following manner to ensure compliance with the National Construction.

Covenant/s: The applicant/owner has the responsibility of being aware of any covenant which
may affect the proposal.

65. Dial Before You Dig: Underground assets may exist in the area that is subject to your

application. In the interests of health and safety and in order to protect damage to third party
assets please contact Dial Before You Dig at www.1100.com.au or telephone on 1100 before

excavating or erecting structures (This is the law in NSW). I[f alterations are required to the
configuration, size, form or design of the development upon contacting the Dial Before You Dig
service, an amendment to the development consent (or a new development application) may
be necessary. Individuals owe asset owners a duty of care that must be observed when
working in the vicinity of plant or assets. It is the individual’s responsibility to anticipate and
request the nominal location of plant or assets on the relevant property via contacting the Dial
Before You Dig service in advance of any construction or planning activities.
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Telecommunications Act 1997 (Commonwealth): Telstra (and its authorized contractors) are

the only companies that are permitted to conduct works on Telstra’s network and assets. Any
person interfering with a facility or installation owned by Telstra is committing an offence
under the Criminal Code Act 1995 (Cth) and is liable for prosecution. Furthermore, damage to
Telstra’s infrastructure may result in interruption to the provision of essential services and
significant costs. If you are aware of any works or proposed works which may affect or impact
on Telstra’s assets in any way, you are required to contact: Telstra’s Network Integrity Team
on phone number 1800 810 443.
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1

Intfroduction

1.1 Background

Keiley Hunter has been engaged by New England Architectural Studio on behalf of the
proponents, Mr & Mrs A and L MclLean, to act as a Planning Consultant for the preparation
of a Statement of Environmental Effects (SOEE) to support a Development Application (DA)
for a mixed use commercial and tourist development located at 40 Bridge Street, Uralla.

The DA seeks consent for the erection of a new commercial building and four detached
units (tourist and visitor accommodation) within the site described as Lots 31and 32 DP
813093. lllustration 1.1 shows the locality of the site.

1.2 Consent Authority

The site is located in the Uralla Local Government Area (LGA). The proposal is ‘local’
development and Uralia Shire Council is the Consent Authority.

1.3 Further Information

Should Council require any additional information, or wish to clarify any matter raised by
this proposal, please contact Keiley Hunter on 0458 515963 or email
keiley@keileyhunter.com.au.

1.4 Specialist Technical Advice
Speciaiist advice was provided by the consultants listed in Table 1.1 below.

Table 1.1 Specialist Technical Advice
Consullant Service Appendix
New England Architectural Studio Architectural Design Plans B
Croft Surveying and Mapping Site detail survey and lot A
consolidation
Port Macguarie Hastings Heritage Councit Heritage Advisor C

MIED USE DEVELOPMENT - 40 BRIDGE STREET URALLA I
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Hlustration 1.1 Site Locality
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1.5 The Site

The site is described as Lots 31 and 32 DP 813093. Lot 31 is vacant land held in two part
lots with an area of 1,187.9 m2 Lot 32 is vacant, with an area of 182 m2. An exisfing
commercial building (Uralla Wool Store) is located within Lot 30 DP 813093.

The total area of the site is 1,370.1 m2 with a 10.13 m frontage to Bridge Street. The land is
affected by the following:

A. Right of Carricgeway 4 m wide (burdening Lot 31 — benefitting Lot 30 DP 8§13093)
B. Right of Carriageway 10 m wide (burdening Lot 30 — benefitting Lot 31 DP 813093)

A detail survey plan by Croft Surveying and Mapping is provided at Appendix A. An aerial
photo of the site is provided at Illustration 1.2. The site is located in the central business
area of Uralla.

The land is zoned B2 Local Centre under the Uralla Local Environmental Plan (LEP} 2012.
The site is within the Uralla Commercial Precinct Conservation areda. The land is not flood
affected or bushfire prone land. There are no Aboriginal sites or places recorded on the
AHIMS database within 50 m of the site. The site is nearby the following heritage items
listed on Schedule 5 of the Uralla LEP:

e Presbyterian Manse (former) — 30 Bridge Street
* Presbyterian Church (former) — now a café - 26 Bridge Street

Telecommunications, power and reticulated water and sewer are available 1o the site. A
weekly garbage coliection is provided along Bridge Street.

MI{ED USE DEVELOPPAENT - 40 EEIDGE STREET URALLA 3
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lllustration 1.2 Aerial Photo
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2

The Proposed Development

2.1 Description of the Proposal

This Development Application seeks consent for a mixed use commercial and tourist and
visitor accommodation development comprising the following main elements:

1. Commercial Building
o Single storey

e Commercial office — 42 m2- first use of premises is for a real estate agency.
e GCallery space at rear — 60 m?
e 10 onsite car parking spaces, including two accessible spaces (bollarded).
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1. Tourist and Visitor Accommodation
e 4 detached single storey units
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e Unitl
o One bedroom (studio} unit
o Internal floor area 43 m2
External floor area 14 m2

e}
e Unit2
o Fully accessible
U TWOU DSdiowiT — WO DGThrSoim unit
o Internal floor area 71 m2
o External floor area 10 m2
e Unit3

One bedroom (studio) unit
Internal floor area 43 m?
o External floor area 14 m2
e Unit4
o Two bedroom - two bathroom unit
o Internal floor area 66 m?
o External floor area 12 m?
e Shared laundry / store room
e Car parking
o One dedicated on site car parking space for each unit, including one
accessible car parking space

o O

Detailed concept drawings for the proposal are provided at Appendix B.

The aims and objectives of the proposal are:

To make the highest and best use of a well located commercial site;

To ensure that the development is in keeping with the heritage character of the
Uralla main street;

To provide tourist accommodation for visitors in walking distance to Uralla's urban
services and amenities;

To provide well appointed, self-contained tourist/holiday accommodation units to
suit longer stays and for larger groups;

To provide for people with disabilities or aged people;

To provide building forms that encourage indoor/outdoor occupation through
connectivity with private and shared open space;

To make the best use of solar penetration through thoughtful building orientation;
To meet or exceed building sustainability commitments; and

To provide landscaped areas that reduce hard surfaces and provide for water
sensitive urban design through optimising on site stormwater infiltfration and
detention.

Emergency access to all units will by way the 4 m wide driveway with permeable paths
which opens onto Bridge Street. The is sufficient manoeuvring area for vehicles to enter
and exit the site in a forward direction.

FAIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 6
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2.2 Heritage

The subject land is located within the Uralla commercial precinct heritage conservation
area and is nearby items listing on Council's heritage study and listed within Schedule 5 of
the LEP as locally significant items. See Illustration 2.1.

The commercial building fronting Bridge Sireet has been designed sympathetically
incorporating heritage elements such as a cantilevered awning and brick parapet,
creating a visuat connection with nearby heritage buildings.

The development has been discussed with Council’s Heritage, Adviser Mitch McKay, who
provided preliminary advice, see Appendix C.

lllustration 2.1 Heritage
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2.3 Traffic, Access, Easements and Car Parking

Itis anticipated that traffic generated by the development will be minimal due to the site’s
central location. In accordance with the NSW RTA Guide to Traffic Generafing
Deveiopment, daily vehicle trips (DVT) are estimated as follows:

AAXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 7
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(1) Tourist and visitor accommodation:

12 DVTs (4 x 3 daily vehicle trips) — based on the rate for motel units in the).
(2) Commercial premises - 10 DVTs per 100 m2 GFA - 42 m?2- 5 DVTs
(3) Gallery (no rate specified by the RTA) — estimated 5 DVTs

. g S g 5 ; ' O T Ry -
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There is ample room within the site for on-site car parking and manoeuvring thereby
enabling traffic to enter and exit the site in a forward direction. The surrounding public
road network has the capacity to receive traffic generated by the development.

2.4 Noise

The proposed development is within 100 metres of the New England Highway, and is
therefore within the highway noise corridor. The proposal includes the development of a
commercial building at the front of the lot facing the highway, and tourist
accommodation at the rear of the lof.

The proposed first use of the commercial building will be for a real estate agency. This use
is compatible with surrounding commercial development which also fronts the New
England Highway. Highway noise will not significantly impact the commercial building.

The tourist and visitor accommodation to the rear of the lot will be extensively screened
from noise impacts by the row of commercial buildings fronting the Bridge Street.
Additionally, site landscaping will also screen noise from the highway and help mitigate
noise impacts to and from the proposed tourist accommodation.

Associated noise with ongoing use of the premises for tourist accommodation and
commercial uses will be typical of business zoned land and will not significantly impact
surrounding land uses. The nearest unrelated dwelling to the site is over 30 m to the south
east and is screened by established trees and a garage.

Short-term noise impacts emitted during construction will be mitigated by standard
construction noise conirols.

2.5 Visual Assessment

The site has frontage to Uralla’s main street, Bridge Street, which also links the New England
Highway through the centre of Uralla. The proposed commercial building will overlook the
main street.

The commercial building has been designed to complement the style and heritage of
surrounding commercial development. ‘Federation Red' brickwork in the external

cladding and a front of shop awning will reflect the heritage character of surrounding
buildings.

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 8
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The tourist accommodation units located at the rear of the lot will not be highly visible from
the muains street. Site landscaping will screen the tourist units from the street and
surrounding development. Views from the units are generally into the internal courtyard
and parking area. There units are single storey and will not significantly impact view lines
of surrounding development. lllustration 2.2 shows unit view lines.

Hlustration 2.2 Unit View Lines

4§ 'S
UNIT 2
'\._\.
UNIT 3
LANIT VIEWY L! =S - 'f:;}i;

2.6 Services
Stormwater

Contemporary stormwater management involves the implementation of measures 1o
ensure the volume of stormwater discharged from the developed site is commensurate
with pre-development levels,

Water sensitive urban design measures include:

v Minimising hard surfaces — permeable driveway surfaces have been incorporated
into the rear access driveway serving the tourist accommodation units.
v Rainwater tanks to the tourist accommodation units

The natural flow of stormwater will not be significantly or detrimentally altered as a result
of this development proposal. During construction, stormwater drainage will be managed

MDED USE DEVELOPIGENT - 40 SBRIDGE STREET URALLA 9
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using standard sediment and erosion confrol measures.  Following construction,
stormwarter drainage will flow via the internal access driveway to the stormwater system in
Bridge Street.

Wantar and Sewar

Ine site Is QIreqqy serviced win rencuidliec] walal Ui Sewel . ATnucerainiyg punms Uind

(package) sewerage system is located at the rear of the site. This system will treat effluent
to enable connection to council’s reticulated sewerage system.

2.7 Waste Management Plan

A screened bin storage area will be located at the end of the parking area nearby the
proposed units. The property manager of the units, front office staff of the real estate
agency, will take the bins out to the street for emptying as required.

The following Site Waste Minimisation and Management outlines measures o minimise and
manage waste generated during construction and the ongoing use of premises:

Site Waste Minimisation and Management Plan

Consiruction Waste
« Site vegetation waste: top soil will be stockpiled on site and reused in landscaping.

« Bulk waste skip bins will be placed on site for the duration of construction. Skip bins
will be emptied via the proposed driveway access off Bridge Street.

« Colour coded recycling waste bins will be provided onsite throughout the
construction for use by building confractors.

»  Timber - Waste timber will be re-used for formwork and studwork where possible.

e Pallets will be returned to the supplier. Small amounts of timber waste will be
disposed to landfill by skip bin contractors.

« Plasterboard - Break up and place in skip bin for disposal to landfill.
» Plastics/cardboards/paper —to be recycled.

« Building materials will be selected with low waste rates where possible. Building
dimensions have considered waste minimisation by adopted standard sizes
wherever possible.

Ongoing Use of the Premises
The bin storage area will be landscaped and screened from proposed units.

o Colour coded recycling waste bins will be provided onsite.

e Greenwaste from landscaping will be handled onsite by the property owner. |t is
expected that greenwaste, such as lawn clipping, free branches and other
vegetation will be mulched onsite and composted. Excess greenwaste will be
disposed to Council's greenwaste bin.

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 10
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o It is noted there are no specific requirements for ongoing waste disposal
arrangements for tourism accommodation as it is considered that the yellow, red
and green bin system are suitable for the proposed use.

MIXED USE DEVELOPIAENT - 40 BRIDGE STREET URALLA 1
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3.1 Environmental Planning and Assessment Act.

Name: Uralla Local Environmental Plan 2012 (ULEP).

The subject land is zoned B2 Local Centre. Commercial premises and tourist and visitor
accommodation are permissible with consent within the B2 zone.

The objectives of the B2 Local Centre zone are:

s To provide arange of retail, business, entertainment and community uses that serve
the needs of people who live in, work in and visit the local area.

« To encourage employment opporfunities in accessible locations.

«  To maximise public transport patronage and encourage walking and cycling.

« To allow for residential and other accommodation while maintaining active retail,
business or other non-residential uses at street level.

The development is consistent with each of these objectives.

e The commercial premises have been designed to meet the needs of the local area
and will suit a range of retail and business activities. A real estate agency will
occupy the commercial premises.

» The commercial premises are well located within the town centre of Uralla.

e The commercial and residential units are co-located to encourage reduced
vehicle usage.

o Theresidential component of the development is located at the rear of the site and
makes the best use of land that would not ordinarily be suitable for business
purposes due to the depth of the site. Itis relevant to note that in main street areas,
business uses tend to cluster at the street frontage, leaving the rear, residual site
area suitable for other permissible land use.

Special Provisions Applicable: The following provisions of the LEP are applicable to
Council's consideration of the subject development application:

Clause 5.10 Heritage conservation

The objectives of this clause are as follows:

[a) to conserve the environmental heritage of Uralla,

(b} to conserve the heritage significance of heritage items and heritage conservation
areas, including associated fabric, settings and views,

[c) to conserve archaeological sites,

(d) to conserve Aboriginal objects and Aboriginal places of heritage significance.

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 12
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The subject land is located within the Uralla commercial precinct heritage conservation
area. Development consent is required for the erection of buildings and building
alterations within a heritage conservation area. The subject proposal meets these
objectives in the following ways:

¢ The proposal does not involve the demolition of any heritage listed buildings.
¢ The proposal will not impact on any nearby heritage listed buildings.

¢ The new commercial building has been designed to address the heritage elements
of the main street.

e There are no Aboriginal cultural items listed on the Aboriginal Heritage Information
Management System (AHIMS) within or 50 m surrounding the site.

Clause 7.9  Essential services

This clause provides that adequate arrangements must be made for the following essential
services:

[a) the supply of water,

(b) the supply of electricity,

[c] the disposal and management of sewage,

(d) stormwarter drainage or on-sife conservation,

(e} suitable vehicular access.

All essential services are connected or available to the site.

3.2 Draft Environmental Planning Instruments
There are no known draft Environmental Planning Instruments applicable to the site.

3.3 State Environmental Planning Policies

SEPP INFRASTRUCTURE 2007
101 Development with frontage to classified road
1} The objectives of this clause are:

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

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

?2) The consent authority must not grant consent fo development on land that has a
frontage to a classified road unless it is satisfied that:

a. where practicable, vehicular access to the land is provided by a road other
than the classified road, and

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

(i the design of the vehicular access to the land, or
(i) the emission of smoke or dust from the development, or

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 13
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(il the nature, volume or frequency of vehicles using the classified road to gain
access to the land, and

3) the developmentis of a type thatis not sensifive to fraffic noise or vehicle emissions,
or is appropriately located and designed, or includes measures, to ameliorate
potential traffic noise or vehicle emissions within the site of the development arising

froam thn ndlincant claccifind rond

The development is appropriately located at the frontage of the Uralla main street (Bridge
Street / New England Highway). The driveway access has been design to enable vehicles
to enter and exit the site in a forward direction.

The volume of additional vehicle traffic generated by the development will be low. The
New England Highway has the capacity to cater for additional traffic generated by the
development.

The commercial and tourist elements of the proposed development are not sensitive to
traffic noise. The tourist units are at the rear of the site and are well screened from vehicle
emissions and noise by distance, topography, buildings and landscaping.

SEPP No 55—Remediation of Land

SEPP 55 aims to promote the remediation of contaminated land for the purpose of
reducing the risk of harm to human health or any other aspect of the environment. This
SEPP requires consideration of whether there have been any activities carried out on land
in the past that may have resulted in contamination. If contfamination may be present, the
proponent is required to undertake suitable investigation and, if necessary, remediation
works.

The site is vacant urban land and is not known to have been used for any former
contaminating land use.

A Potential Land Contamination Evaluation is provided at Appendix C. It is considered that
there have been no prior contaminating land uses and the site is suitable for the proposed
commercial and tourist use.

JAIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 14
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3.4 Development Control Plans

Uralla Development Control Pian 2011

The following components of the DCP apply to the subject proposal.

DCP CONTROL

RESPONSE

Chapter 5 Development in Commercial and Industrial Areas

Access for Persons with Disabilities

Adeqguate prowvision is fo be made to enable
persons with disabilities to gain access to the
development and to the land on which the
development is proposed fc be conied cut;

The development is fo comply with the
relevant Ausfralian Standard for aceoess for
disabied persons applying at the fime the
development application is lodged; and

Height

The height Iimit for development within the
business and industrial zones is 8 meires
rmeasured from ground tevel fo the roof ridge.

On-site facilities

On-site facilities for garbage bin and
recycling storage and service meters are 1o
be designed 1o be physically convenient,
visually atfractive and require minimci
maintenance

Garbage and recycling bin storage is fo be
within the site and not located at the street
frontage. Whiere collection is not on the streat
frontage. ndequate looding and turning
areqs for service vehicles is to be provided
within the development; and

FAIKED USE DEVELOPMENT - 40 CRIDGE STREET URALLA

Two disabled parking spaces have been
affocated for the site - one space for the
commercial premises and one space for the
tourist cabins,

Commercial building wil be accessible at
ground level through two sets of double doors.
Proposed Unit 2 is accessible.,

The propoased commercial building and tourist
units are single storey and are well within the
height confrol.

Service meters will be located at the front ¢f the
site.

Bin storage area will be within the site and
screened from view by bult form and
landscaping.

Bin storage is located within the site nearby the
proposed tourist units.

Bins will be transferred to street for kerbside
pickup.
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Adequate provision is to be made for the
storage and handling of solid wastes
generated by the development. The sfargge
areq is to be enclosed and the material
stored is to be screened from pubiic view.

Zone B2 - Specific Consideralions
Building lines and setbacks

The side and rear setbbacks for o
development will be assessed on their
individual merits. In determining suitable
satbacks for a development proposal Council
will fake into account:

The likely impact on adjoining lond;

Fire safety requirements;

The visug! impact of the bulk and scale of the
development; and

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA
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Bin storage areq is within the site and screened
from public view by commercial buildings and
landscaping.

Merit assessment

Commercial Building

The commercial building will have zero
setback in line with surrounding buildings and
appropriate to the streelscape.

Units

Side boundary north - 1.295 m

This will allow sufficient room for landscaping
along the boundary to screen units from
adjoining lond uses.

Side boundary south ~ 0.914 and 1.357 m
This setback will enable clearance for foot
access, rainwater tanks and sewer
infrastructure.

Rear boundary ~ 1.5 m

Commercial Building

Minimal impact on adjoining land. Minor
overshadowing fo the southemn side however
this will be mainly cost onto driveway of
adjoining land.

Units

No significant impact. Nearest neighborting
building is over 10 metres away; and nearest
adjoining dwelling is over 30 m away.

Complies

Commercial Building

The proposed single storey commercial
premises wilf reflect the heritage character of
existing built form. The commercial
development will improve the visual amenity of
the streetscape.

Units

The towurist unifs will be located at the rear of
the site and substantially screened from view
by proposed commercial building and
landscaping. The units/cabins are of @ modern
design. No significant visual impacts are
anticipated.

16
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The impact on the streetscape quality of the
locality.

Chapter 6 Access and Parking

For smaller developments, there is unfikely to
be any appreciable impact. and it will be
sufficient to ensure that safe access froad
connection and footpath crossing! is
provided as required.

The fotal number of on-site parking spaces
provided in association with new
development shall be in accordance with
the reccimmended ratios set out in this
Chapter as appropriate subject to any
qudaliifications or exceptions which may be
applicable in the circumstances of the case.
In this regard parking propasals that provide
less parking than required by this Chapter
shall be supported by a parking study. [Nofe
the specific definition of Gross Leasable Floor
Areq in the notes to the Standard of Provision
Table below.}; and

« In the event of a conflict befween this
chapter and an Australian Standard, the
Australian Standard {AS 2890) shaill prevail.

STATEMENT OF ENVIRONMENTAL EFECTS
SEPTEMBER 2016

Positive impact

Commercial building with fronfage to
streetscape will reflect the heritage chatacter
of town centre.

Complies

Site wilt be accessed by a 4 m wide, sealed
internat driveway off Bridge Street. The
driveway has clear view lines in both directions
which will mitigate traffic and pedestrian risk to
Bridge Steet.

Complies

Commeicial Office Building

1 space per 50m2 gross leasable floor area.
Gross floor areq — 166 m?

Commercial building hos 4 car patking spaces
and 1 accessible parking space.

Tourist Units (Motel)

1 space per unil, plus 1 space for manager.
Tourist accommodation parking consists of 4
directed car parking spaces plus 1 accessible
parking space.

There is a continuous level path of travel from
the cor park area to the commercial building
and into Unit 2.

Chapter ¥ Development and Heritage Conservalion

Streetscape

Colour Schames

“..0 tradifional colour scheme thet fits in with
the street as whole should be considered...”

MIXED USE DEVFLOPARENT - 40 ERIDGE STREET URALLA

Complies
fhe proposed commercial building will be
finished with a fraditional colour scheme:

» “Federotiori Red" exposed brickwork

« ‘“Eggshell" paint on parapet

s “Burnt Orange" lettering on signage

« Timber paneling on awning.
The tourist accommodation units located at the
rear of the lot will faature o simple design and
colour scheme. Finishes will include natural
colour palette, corugated iron and weatherfex
timber cladding.
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Infill Development

infill buildings should net pretend to be
heritage builcings but must be sympathetic
to the period of the buildings surrounding it
and fit into the streetscape. Materials for
maiar hrilding elementk should relate 1o the
ot I T TP S ICHS AT v 113 1 IG e & OF
development within a row of buildings, the
naw work should try to adopt the existing
horizontalf ines which run along bulldings,
such as roof ridges, parapets, gutters, window
sils and awnings.

Verandahs and Awnings

New infill development and most new
awnings may be builf in the modern style of
suspended steel. However, the dimensions
and sifing of the new awnings shouid
consider pitch, height and depih of
verandahs and awnings on neighbouring
buildings.

Roofs

Many roofs on heritage buildings cannot be
seen fram the streef because they are
hidden by parapets. For new buildings, if the
roof is visible the roofing materials and pitch
should be sympathetic with neighbouring
buildings.

Heritage Significance Categories

Category 4 - Complementary In-fill
In-fill buildings which complement hentoge
characteristics and streetscape gualities.

Category 4 — Neutral impact Buiidings

Buildings whose impact on hernfage
character of the areq is neutral,

STATEMENT OF ENVIRONMENTAL EFECTS
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Complies

The proposed commercial building is an infill
development ond has been designed to
complement {rather than mimic) surrounding
heritage buildings. The design consists of large
front windows {of similar proportions to

Foa AT e 1E RS T ANV AN UV I T 1 STe LA GCIE £T0 29T
IR RTETT INATE F%f NASS T RWAINARST TARE EE ) Wt F NS S et

awning which continues the existing horizontal
lines of the street frontage.

Complies

An awning is proposed that retains the
heritage character of the streetscape and
existing horizontal fines.

Not Applicable
The commercial building includes a parapet
which will conceal the roof from street visibility.

Complies

The commercial building is of sympathetic and
complementary design 1o the surrounding
hertage character of the main street area.
The proposed tourst accommodation uniis at
the rear of the site can be described as
Neutral impact Buildings. These building will be
visually screened from surrounding heritage
development and will not significantly impact
the heritage character of the streetscape of
surrounding area.

3.5 Impacts of the Development
Impacts from the completed development will be positive in terms of:

o Activating the street frontage within a previously undeveloped site

¢ Stimulating the local economy during construction

+ Completed development will contribute positively to the sfreetscape

¢ Increasing the range of commercial and accommodation options in Uralla.

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA
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Short-term construction impacts will be managed with standard sediment and erosion
controls.

No adverse impacts to the natural environment;
s The site is managed urban land
s There is no high ecological value vegetation within the site.

3.6 Suitability of the Site

The site is suitable for the proposed development for the following reasons:

o The landis zoned for commercial purposes

e The building design is complementary to the heritage character of the main street
¢ The landis cleared urban land and is a suitable infill site

e The site is surrounded by similar, compatible development.

3.7 Justification of the Proposal

The alternative to the subject proposal is for the land within the main street of Uralla to
remain undeveloped. An undeveloped site within a town's commercial centre is a waste
of land resource and does not contribute positively to the aesthetic quality or economic
vitality of the Uralla town centre.

The proposed mixed use development is a thoughtful and considered use of the site. The
development enables the land to be used to its highest and best use and will increase the
range of high quality commercial and tourist accommodation available in Uralla.

The assessments carried out for the development application have found the site is
suitable for the proposal.

3.8 The Public Interest

The development is not confrary to the public interest. The development meets
ecologically sustainable development (ESD) principles for the effective integration of
economic and environmental considerations in the decision-making process.

MID{ED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 19
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4

Conciusion

4.1 Conclusion

The proposed mixed use infill development for a commercial building and tourist and
visitor accommodation is permissible with consent under the relevant provisions of the
Uralla Local Environmental Plan 2012. The proposal meets the objectives and conftrols of
the Uralla Development Control Plan 2014.

The proposed development is a thoughtful and considered use of a vacant infill site and
will positively contribute to the streetscape of the Uralla town centre.

The development will increase the range of quality commercial and tourist options
available in Uralla.

The development can be carried out and operated without adversely impacting the
surrounding built or natural environment.

It is recommended that this proposal be approved based on the justification provided
within this report and the provisions of the Uralla Local Environmental Plan 2012.

y ( i

Keiley Hunter
Planner
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HERITAGE ADVICE
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SEPP 55

MIXED USE DEVELOPMENT - 40 BRIDGE STREET URALLA 24
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Potential Land Contamination Checklist — SEPP 55

STATEMENT OF ENVIRONMENTAL EFECTS
SEPTEMBER 2016

Are you aware of any previous investigations about contamination on the land? NO

What were the results, including any previous initial evaluations?

Do existing records show that an aclivity listed below has ever been approved on NO
the subject land?

Was the subject land at any time zoned for industrial, agricuttural or defence NO
pUrposese

Is the subject land currently used for an activity listed below? NO
Was. or is, the subiect land regulated through licensing or other mechanisms in NO

relation to any activity listed below?

Are there any land use restrictions on the subject land relating to possible NO
contamination, such as notices issued by the EPA or other regulatory authority?

Does a site inspection conducted by the applicant suggest that the site may have NO

been associated with any activities kisted below?

Are you aware of information conceming contamination impacts on land NO
immediately adjacent to the subject land which could affect the subject land?

Some Aclivities that may Cause Contamination:
s acid/alkali plont and formulation

s agricuftural/horticultural activities

* dirports

* astestos production and disposal

* chemicals manufacture and formulation

» defence works

» drum re-conditioning works

= dry cleaning establishments

¢ glechical manufacturing {transformers)

» electroplating and hect freatment premises
+ engine works

= explosives industry

s gas works

= iron and steel works

» landfift sites

No evidence of any of the above aclivities.

MIXED USE DEVELOPAIEMT - 20 BRIDGE STREET URALLA

» metal treatment

s mining and axfractive industries

*» oil production and storage

+ paint formulation and manufacture
» pesticide manufaciure and formulation
* power stations

* rallway yords

« scrap yards

* service stations

* sheep and cattle dips

* srielting and refining

« tanning and associated frades

* waste storage and tredatment

» wood preservation

25
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Lortz Building & Cottages

40 Bridge Street
Uralla NSW
2358 Australia

GENERAL NOTES

DIMENSIONS:
USE FIGURED DIMENSIONS IN PREFERENCE TO SCALED. CHECK ALL
DIMENSIONS ON SITE PRIOR TO FABRICATION OF ANY ITEM.

WORKS GENERALLY:

ALL BUILDING WORK SHALL BE CARRIED OUT IN ACCORDANCE WITH
THE CURRENT BUILDING CODE OF AUSTRALIA & AUSTRALIAN
STANDARDS.

INTENT OF DRAWINGS:

THESE DRAWINGS ARE FOR COUNCIL BUILDING PERMIT PURPOSES
ONLY. THE BUILDING CONTRACTOR SHALL ENSURE THAT THEY
UNDERSTAND ALL STRUCTURAL DETAILS & BE RESPONSIBLE FOR
COMPLIANCE WITH ALL RELEVANT LEGISLATIVE REQUIREMENTS.

THE SPECIFICATIONS BELOW ARE AN ABRIDGED VERSION ONLY TO BE
USED AS A GUIDE

WATER TIGHTNESS:

- PROVIDE ALL NECESSARY CAPPINGS, FLASHINGS, SEALS AND
MEMBRANES TO ACHIEVE WATER TIGHTNESS OF THE FINISHED WORK.
- ALL WET AREA WATERPROOFING, PENETRATIONS, PLUMBING
CONNECTIONS, FLOOR WASTES AND FALLS IN FINISHED FLOOR LEVELS
SHALL COMPLY WITH THE CURRENT BUILDING CODE OF AUSTRALIA &
RELEVANT AUSTRALIAN STANDARDS.

CONCRETE SLABS:

PROVIDE VAPOUR BARRIER TO U/SIDE OF SLAB. MIN. 200UM THICK.
TAPED AND LAPPED MIN. 200 ATALL JOINS AND PROTRUSIONS.
PROVIDE MIN. 50 MM CONSOLIDATED SAND BED TO U/SIDE OF SLAB.

STRUCTURE:

REFER TO STRUCTURAL ENGINEERS DRAWINGS (de Groot & Benson
Engineers) FOR SIZING AND CONFIGURATION OF FOOTINGS,
STRUCTURAL MEMBERS, FIXINGS & BRACING.

TERMITES:

TERMITE PROTECTION AS PER AS 3660.1 SLABS & FOOTINGS TO BE IN
ACCORDANCE WITH AS 2870 RESIDENTIAL SLABS AND FOOTINGS AND
AS 3600 THE CONCRETE STRUCTURES CODE; VISUAL INSPECTION GAP
& ANT CAP BARRIER SYSTEM TO BE INSTALLED IN ACCORDANCE WITH
AS 3660.1. CHEMICAL BASED SYSTEMS MUST NOT BE USED.

WHERE PHYSICAL BARRIERS REQUIRED USE TERMIMESH TO
MANUFACTURERS RECOMMENDATIONS.

INSULATION:

ALL INSULATION MUST MEET OR EXCEED THE MINIMUMS SPECIFIED
WITHIN THE BASIX REPORT, SATISFYING ALL BUILDING CODES AND
STANDARDS.

CSR POWERWALL:

PROPRIETARY SYSTEM: 75 mm Hebel "Power Panel XL" external wall system
by CSR Hebel.

INSTALLATION: Install the "Power Panel XL" panels in accordance with the
manufacturer's recommendations and as follows:

Cutting: Set out the "Power Panel XL" panels to minimize cutting of the panels.
Cut the "Power Panel XL" panels in accordance with the manufacturer's
recommendations. Paint exposed reinforcement with Hebel anti-corrosion
protection paint by CSR Hebel.

FLASHINGS: Provide flashings and damp proof courses to the "Power Panel
XL" as shown on Drawings and in accordance with the manufacturer's
recommendations.

CONTROL JOINTS: Provide movement and control joints in the "Power Panel
XL" system: at locations recommended by CSR Hebel.

SEALING AND CAULKING: Caulk all movement, control and abutment joints
and all penetrations through the panels using a backing rod or joint filler and a
flexible polyurethane sealant as recommended by the sealant manufacturer.
FIRE STOPPING: Fill all joints and penetrations with"CSR Fire seal" or equal, to
maintain the fire resistant rating of the wall in accordance with the relevant
Standards.

Coating Class for Fasteners: ToAS 3566, Class 3.

- REFER TO MANUFACTURER'S INSTALLATION RECOMMENDATIONS.
External rendering over POWERWALL :

EXTERNAL ACRYLIC COATING SYSTEM: Apply a coating system to the
exterior of the "Power Panel XL" walls of a type acceptable by CSR Hebel.

GLAZING:

- ALL EXTERNAL GLAZING TO BE CLEAR DOUBLE GLAZED GLASS IN
TIMBER AND ALUMINIUM FRAMES.

- ALL EXTERNAL GLAZING TO BE TOUGHENED WHERE REQUIRED
FOR SAFETY AS PER AUSTRALIAN STANDARDS/BCA .

BUSHFIRE RESISTANCE:
THIS SITE IS NOT CLASSIFIED AS BUSHFIRE ZONE.

MATERIALS GENERAL:

- ALL SCREWS & NAILS TO EXTERNAL STRUCTURES & DECKING TO
BE GALVANISED STEEL OR APPROVED ALTERNATIVE.

- SCREWS/NAILS TO CLADDING AND ROOFING MUST BE HOT DIPPED
GALVANISED OR APPROVED ALTERNATIVE.

- SCREWS/NAILS TO WET AREAS MUST BE STAINLESS STEEL

- ANY BOLTS/STEELWORK MUST BE HOT DIPPED GALVANISED.

- EXTERNAL (INCLUDING UNDERCROFT SOFTWOOD TIMBERS TO BE
H2 TREATED OR H3 TREATED IF WITHIN 400MM OF GROUND

- NO NEW IMPORTED TIMBERS TO BE USED (INCLUDING WINDOW
AND DOOR SILLS, TIMBER LOUVRE BLADES & BRACING PLY (F27)

- NO NEW STEEL FRAMING TO BE USED (INCLUDING BATTENS,
FURRINGS, JOISTS ETC) WITHOUT VDP APPROVAL (WITH THE
EXCEPTION OF FOOTING POSTS AND STRUCTURAL BEAMS TO
SUPPORT MASS WALLS)

- NEW TIMBERS MUST BE SOURCED FROM PLANTATIONS OR
SUSTAINABLY MANAGED FORESTS AS LOCAL AS POSSIBLE

- LVLS & TIMBER I-JOISTS FROM AUSTRALIAN TIMBER (EG
WESBEAM)

- AVOID MATERIALS, AND FINISHES WHICH OFFGAS VOC'S (USE
ONLY E0 BOARDS AND LAMINATES, PLYWOOD WITH MARINE GRADE
(TYPE A) BONDS, LOW VOC PAINTS, STAINS AND OILS)

MATERIALS RECYCLED:

WHERE POSSIBLE:

- EXTERNALLY EXPOSED TIMBER STRUCTURE (EXCEPT ROOF
PURLINS) INCLUDING: DECK BEARERS, DECK JOISTS, TIMBER
POSTS, RING BEAMS & ROOF BEAMS

- BALUSTRADE RAILS

- STAIR TREADS & RISER COVERS

- SOME JOINERY

- BLOCKWORK (MAY BE SALVAGED UNUSED MATERIAL FROM
BUILDING SITES )

FINISHES:
- APPLY ALL SURFACE FINISHES TO MANUFACTURER'S
RECOMMENDATIONS
- EXTERNAL TIMBER GENERAL - CUTEK CD 50 OIL (2 COATS)
- EXTERNAL DECKING - CUTEK CD 50 OIL APPLIED TO ALL SIDES
(CONTACT: HOWARD BATTNE 0422 553 501/07 55210550)
- INTERNAL PLYWOOD/TIMBER - CUTEK CD 50 LOW VOC OIL
- TIMBER FLOORS - SYNTEKO OIL "NATURAL"
- EXTERNAL PAINT - INCLUDE MOULD INHIBITOR IN EXTERNAL PAINT
SYSTEMS
- INTERNAL PAINT:

- GENERAL - LOW VOC PAINTS TO BE SPECIFIED

- WET AREAS - INCLUDE MOULD INHIBITOR IN PAINT SYSTEM TO

PAINT MANUFACTURERS RECOMMENDATIONS

- HIGH REFLECTIVITY MATERIALS (EG STAINLESS STEEL,
ZINCALUME, WHITE PAINT) MUST NOT BE USED FOR CLADDING,
ROOFING OR RAINWATER TANKS
VERMIN PROOFING:
- SEAL ALL GAPS BETWEEN CLADDING JUNCTIONS AND AT
SERVICES ENTRY POINTS WITH VERMIN RESISTANT MATERIALS
SUCH AS GALVANISED METAL MESH.

EXTERNAL JOISTS:

- TOPS OF JOISTS TO EXTERNAL DECKING TO BE
WEATHERPROOFED WITH BITUMINOUS PAINT (2 COATS) OR JOIST
STRIP.

THIS DRAWING IS COPYRIGHT.

—] NO PART OF THE DRAWING MAY BE

REPRODUCED OR USED WITHOUT THE

_ | BUILDING DESIGNERS AUTHORITY.

DO NOT SCALE THIS DRAWING; USE
FIGURED DIMENSIONS ONLY.

DIMENSIONS & LEVELS SHOWN ON THIS
DRAWING ARE TO BE VERIFIED BY

THE CONTRACTOR PRIOR TO THE
COMMENCEMENT OF WORK.

= _ cm ACTUAL =

IF THE ABOVE DIMENSION DOES NOT
MEASURE THREE CENTIMETERS (3 cm)
EXACTLY, THIS DRAWING WILL HAVE
BEEN ENLARGED OR REDUCED,

AFFECTING ALL LABELED SCALES.

Client Details

WORKS GENERALLY: ARCHITECT: ARCHITECTURAL DRAWINGS
ALL BUILDING WORK SHALL BE CARRIED OUT IN i i DD1.01 TITLE SHEET / GENERAL INFO
ACCORDANCE WITH THE CURRENT BUILDING CODE e England Architectural Studio DD201  SITE SURVEY OVERVIEW
OF AUSTRALIA & AUSTRALIAN STANDARDS. Uralla, Australia 2358 DD2.02  STAGING PLAN

OFFICE PHONE: 0400 649 443 DD2.03  SITE PLAN
INTENT OF DRAWINGS: OFFICE FAX: 02 6778 3769 DD2.04 Vehicle Circulation
THESE DRAWINGS ARE FOR COUNCIL BUILDING CONTACT: Mr John Kurko DD3.01 COMMERCIAL PLAN/SECT
PERMIT PURPOSES ONLY. THE BUILDING DD3.02 COMMERCIAL BUILDING
CONTRACTOR SHALL ENSURE THAT THEY CIVIL ENGINEER: DD3.03 UNIT PLANS

UNDERSTAND ALL STRUCTURAL DETAILS & BE
RESPONSIBLE FOR COMPLIANCE WITH ALL
RELEVANT LEGISLATIVE REQUIREMENTS.

Uralla Local Environmental Plan 2012 (ULEP).

The subject land is zoned B2 Local Centre.
Commercial premises and tourist and visitor
accommodation are permissible with consent within
the B2 zone.

Special Provisions Applicable: The following provisions
of the LEP are applicable to

Council's consideration of the subject development
application:

Clause 5.10 Heritage conservation

Clause 7.9 Essential services

State Environmental Planning Policies

SEPP INFRASTRUCTURE 2007

101 Development with frontage to classified road
SEPP No 55—Remediation of Land

Uralla Development Control Plan 2011

de Groot and Benson Pty Ltd
236 Harbour Drive,

Coffs Harbour, NSW 2450

P 02 6652 1700

SOILS & GEOTECHNICAL ENGINEER:

Ideal Geotech

Unit 1/10 Telford Place

Arundel QLD 4214

P (07) 5537 8167
SURVEYOR:

Croft Surveying and Mapping

“Southall”

100 Barney Street

Armidale NSW 2350

P 026772 1077
PLANNING:

Keilley Hunter Town Planning
PO Box 4481

Coffs Harbour 2450

P 0458 515963

DD3.04 UNIT 01 & 03

DD3.05 TYPICAL INTERIORS

DD3.06 UNIT 02 PLAN / ELEV / SECTION
DD3.07 UNIT 02 BLDG SECT / WINDOW SCHED
DD3.08 UNIT 04

DD4.01 TYPICAL UNIT ELEVATIONS

DD5.01 BUILDING SECTIONS

SUPPLEMENTARY REPORTS

PLANNING
STATEMENT OF ENVIRONMENTAL EFFECTS
Mixed Use (Tourist A ion and C i

BY: KEILEY HUNTER TOWN PLANNING
SURVEY

CONTOUR AND DETAIL SURVEY

DWG: 16913-A

BY: CROFT SURVEYING

GEO-TECHNICAL
LOT CLASSIFICATION REPORT

BY: IDEAL GEOTECH

HERITAGE
HERITAGE ADVISORS REPORT

BY: MITCH MCKAY

Angus & Laura McLean
16 Bligh Avenue URALLA NSW 2358

THIS DRAWING MAY NOT
BE TO SCALE

REFER TO GRAPHIC
SCALE BELOW:
0 5
1:200 I W

0 1 2.5m
1:100 N

NOTES:

THE BUILDER IS RESPONSIBLE FOR VERIFYING ALL
DIMENSIONS, TIMBER SIZES, MATERIAL LISTS, WIND
RATINGS, AND SETOUTS PRIOR TO
COMMENCEMENT OF ANY WORK.

BUILDING WORKS ARE TO BE SET OUT BY A

REGISTERED SURVEYOR.
—
D RFI_URALLA COUNCIL Y/12/16
C DEVELOPMENT_APPLICATION 2/09/1
B
[ A | CONCEPT FOR_APPROVAL
NO. AMENDMENT. DATE

PROPOSED Lortz Commercial Building &
Short Stay Accommodation

40 Bridge Street,

URALLA, N.S.W. 2358

Development Application

TITLE SHEET / GENERAL INFO

SCOPE OF WORK

PROJECT DATA

PROJECT LOCATION

STAGE 1: includes the design and development of a
commercial building of approximately 102 m? internal area,
with 16m? entry veranda. Located at the rear of the building is
a laundry and store (12m?) for the cottages to the rear of the
block. The Commercial building would include a kitchenette
and a fully accessible unisex toilet for shared use of staff and
patrons of the building. Additionally the car parking and
access to the site will be developed.

STAGE 2: The site will also include four architecturally
designed independent short stay accommodation units of
approximately 60 to 70 m? each including the landscaping to
create a cohesive multi use location at the rear of the block.

STAGE 3: Adapt the commercial building built in stage 1 into
two strata titled tenancies. Both tenancies would share an
individually keyed staff room, kitchenette and accessible toilet
facility. The rear tenancy would add an accessible entry to
the rear of the building, by reducing the laundry space. The
laundry or store room will have a new fire rated wall and door
added.

D.P.: DP 813093
LOT: 31&32
ZONING: B2 Heritage Conservation

SITE AREA: 1,370.1 m2

BLDG USE: Commercial Class 6, 1b Accomodation
CONST. TYPE: Type C Construction

CLIMATE ZONE: CLIMATE ZONE 7

BLDG. CODE: NCC2016

Site Data (Note: manually insert spreadsheet with info here.)
SITE COVERAGE: 30%
TOTAL EXISTING: N/A
BUILDING AREA: 410m?

9 ONSITE CARPARKS
INC. 2 DISABLED PARKS

Parking:

40 BRIDGE STREET
URALLA, N.S.W.

REGISTERED ARCHITECT:
JOHN KURKO
ARB N.S.W. REG. No: 10003

48 HILL STREET
URALLA, 2358

(p) 02 6778 3769
(m) 0400 649 443
(e) KurkoDesign@icloud.com
(W) www.newenglandarchitectural studio.com.au

IBRI?)T_N(;M DRAWN G DATE 1209116
JK

PROJECT No [@WS No REV

0516 | DD1.01 D

151



LAST SAVED

K:\New England Studio\Projects\0516_0503 Caloola\06 Design & Documentation\04 Construction Docs\Caloola Building 291116 DD.pIn

Uralla Shire Council Business Paper
28 March 2017

BRIDGE STREET

NEW
COMMERCIAL

Ty

<,

g

< DP813003
0T 31832

DP 813093
LOT 31 & 32
SITE AREA: 1,370m?

SITE PLAN OVERVIEW

1:500

THIS DRAWING IS COPYRIGHT.

NO PART OF THE DRAWING MAY BE
REPRODUCED OR USED WITHOUT THE
BUILDING DESIGNERS AUTHORITY.

DO NOT SCALE THIS DRAWING; USE
FIGURED DIMENSIONS ONLY.

DIMENSIONS & LEVELS SHOWN ON THIS
DRAWING ARE TO BE VERIFIED BY

THE CONTRACTOR PRIOR TO THE
COMMENCEMENT OF WORK.

3 cm ACTUAL

IF THE ABOVE DIMENSION DOES NOT
MEASURE THREE CENTIMETERS (3 cm)
EXACTLY, THIS DRAWING WILL HAVE
BEEN ENLARGED OR REDUCED,
AFFECTING ALL LABELED SCALES.

Client Details
Angus & Laura McLean
16 Bligh Avenue URALLA NSW 2358

THIS DRAWING MAY NOT
BE TO SCALE

REFER TO GRAPHIC
SCALE BELOW:
0 5
1:200 N

0 1 2.5m
1100 N N

NOTES:

THE BUILDER IS RESPONSIBLE FOR VERIFYING ALL
DIMENSIONS, TIMBER SIZES, MATERIAL LISTS, WIND
RATINGS, AND SETOUTS PRIOR TO
COMMENCEMENT OF ANY WORK.

BUILDING WORKS ARE TO BE SET OUT BY A
REGISTERED SURVEYOR.

T RFT URALLA COUNCIL | EVYAS
C DEVELOPMENT _APPLICATION 2/09/11
B

; CONCEPT FOR_APPROVAL
NO. AMENDMENT DATE_

PROPOSED Lortz Commercial Building &
Short Stay Accommodation

40 Bridge Street,

URALLA, N.S.W. 2358

Development Application

SITE SURVEY OVERVIEW

REGISTERED ARCHITECT:
JOHN KURKO
ARB N.S.W. REG. No: 10003

48 HILL STREET
URALLA, 2358

(p) 02 6778 3769
(m) 0400 649 443
(e) KurkoDesign@icloud.com
(W) www.newenglandarchitectural studio.com.au
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STAGE 1 -

COMMERCIAL BUILDING (SEE DRAWINGS:
DD2.02, DD3.01. DD3.02)

DRIVE WAY
REMOVE PARK ON STREET

REDUCE BLISTER WIDTH ON SOUTHERN
EDGE ON BRIDGE STREET

CARPARKING (6 IN TOTAL,
INC. 1 DIASBLED PARK)

TURN AROUND PAVEMENT
WITHIN THE ROW BENEFITING LOT 31

BIN STORAGE

STORMWATER MANAGEMENT FOR
THE CARPARKING ON SITE.

STAGE 2 -
LOT CONSOLIDATION OF LOT 31 DP813093 AND THE
DEDICATED AS ROAD UNDER "E976703", WITH TITLE
HELD BY 'THE COUNCIL OF THE SHIRE OF URALLA'.

4 SHORSTAY UNITS (SEE DRAWINGS:
DD3.04, DD3.06, DD3.07, DD3.08)

ACCESSIBLE PARKING BAY
& 2 ADDITIONAL CARPARKS

LANDSCAPING
PATHS
EMERGENCY VEHICLE TURNBAY

ALL STORM WATER AND WASTEWATER
MANAGMENT FOR THE 2ND STAGE

STAGE 1

@
B o2
— e
1%
xxxxxx b
St oo &
1 = i
i
i &
— STAGE 2 & ¢
®
3
< ®
Gy
O
@
0
®
: S
- ®
= 8
> > ég %
i ®
T @
X @
-— ®
e
1 STAGING PLAN 1:500

STAGE 3 -
CONVERSION TO TWO TENANCIES
STRATATITLE ENTITLEMENT
CHANGE LAUNDRY TO ACCESSIBLE ENTRY
REDUCE LAUNDRY SIZE, AND PLACE FIRE WALL

ENCLOSE SHARED STAFF FACILITY,
INDIVIDUAL KEYED ENTRY

TWO TENANCIES OF APROX 45m? AND 60m?

THIS DRAWING IS COPYRIGHT.

NO PART OF THE DRAWING MAY BE
REPRODUCED OR USED WITHOUT THE
BUILDING DESIGNERS AUTHORITY.

DO NOT SCALE THIS DRAWING; USE
FIGURED DIMENSIONS ONLY.

DIMENSIONS & LEVELS SHOWN ON THIS
DRAWING ARE TO BE VERIFIED BY

THE CONTRACTOR PRIOR TO THE
COMMENCEMENT OF WORK.

= _ cm ACTUAL =

IF THE ABOVE DIMENSION DOES NOT
MEASURE THREE CENTIMETERS (3 cm)
EXACTLY, THIS DRAWING WILL HAVE
BEEN ENLARGED OR REDUCED,
AFFECTING ALL LABELED SCALES.

Client Details
Angus & Laura McLean
16 Bligh Avenue URALLA NSW 2358

THIS DRAWING MAY NOT
BE TO SCALE

REFER TO GRAPHIC
SCALE BELOW:
0 5
1:200 I W

0 1 2.5m
1:100 N

NOTES:

THE BUILDER IS RESPONSIBLE FOR VERIFYING ALL
DIMENSIONS, TIMBER SIZES, MATERIAL LISTS, WIND
RATINGS, AND SETOUTS PRIOR TO
COMMENCEMENT OF ANY WORK.

BUILDING WORKS ARE TO BE SET OUT BY A
REGISTERED SURVEYOR.

s———
D RFI_URALLA COUNCIL Y/12/16

C DEVELOPMENT_APPLICATION 270971

B
[~ | CONCEPT FOR_APPROVAL

NO AMENDMENT DATE

PROPOSED Lortz Commercial Building &
Short Stay Accommodation

40 Bridge Street,
URALLA, N.S.W. 2358

Development Application

STAGING PLAN

REGISTERED ARCHITECT:
JOHN KURKO
ARB N.S.W. REG. No: 10003

48 HILL STREET
URALLA, 2358

(p) 02 6778 3769
(m) 0400 649 443
(e) KurkoDesign@icloud.com
(W) www.newenglandarchitectural studio.com.au
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THIS DRAWING IS COPYRIGHT.

NO PART OF THE DRAWING MAY BE
REPRODUCED OR USED WITHOUT THE
BUILDING DESIGNERS AUTHORITY.
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DIMENSIONS & LEVELS SHOWN ON THIS
DRAWING ARE TO BE VERIFIED BY

THE CONTRACTOR PRIOR TO THE
COMMENCEMENT OF WORK.

3 cm ACTUAL

IF THE ABOVE DIMENSION DOES NOT
MEASURE THREE CENTIMETERS (3 cm)
EXACTLY, THIS DRAWING WILL HAVE
BEEN ENLARGED OR REDUCED,
AFFECTING ALL LABELED SCALES.
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16 Bligh Avenue URALLA NSW 2358
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THE BUILDER IS RESPONSIBLE FOR VERIFYING ALL
DIMENSIONS, TIMBER SIZES, MATERIAL LISTS, WIND
RATINGS, AND SETOUTS PRIOR TO
COMMENCEMENT OF ANY WORK.

==

O

BUILDING WORKS ARE TO BE SET OUT BY A
REGISTERED SURVEYOR.
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Ref: 16085

13 January 2017

The General Manager
Uralla Shire Council
PO Box 106

Uralla NSW 2358

Attention: Karl Bock

Concept Stormwater Plan — 40 Bridge Street Uralla
Impact on Lot 1/DP779799

The purpose of this letter is to provide a summary of the impacts of the proposed stormwater
plan for the 40 Bridge Street development on the adjacent lot to the south-west (lot 1). Please
refer to the concept stormwater drawings, in particular drawing C-02 for details regarding the
catchment areas.

The total development area is approximately 2,053m?. Currently 165m? discharges to the kerb
with the remaining 1,888m? sheet flowing south-west onto lot 1/DP779799.

The proposed stormwater plan breaks the development area into 3 catchment areas. The
proposed plan would see catchment C (refer to drawing C-02) with an area of 811m? flowing to
the kerb. Catchments D and E with areas of 473m? & 769m? respectively will discharge into
infiltration pits with a level spreader box to allow for high flows to surcharge out of the pit and
flow via overland sheet flow into lot 1.

While the proposed development will increase the impervious area of the development site, it is
envisaged that the proposed stormwater plan will result in a reduction in frequency and volume
of stormwater runoff flowing onto lot 1 from the proposed development due to a substantial
decrease in contributing area and the implementation of infiltration pits in the catchment areas
discharging to lot 1. The only stormwater that will be discharged onto lot 1 post development will
be overflow flows from an area of 1,248m?, a reduction in area of approximately 1/3 of the pre-
development area. With the use of infiltration pits it is expected that flows onto lot 1 will only
occur in larger rainfall events in reduced volumes. The installation of level spreader boxes at the
infiltration pits will reduce the impact of concentrating the flows.

Please contact Nathan Bourne should you require any further information.

Yours faithfully

Nathan Bourne
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=] division of

idazleorp

LOT CLASSIFICATION REPORT

Prepared for:
Site Address:

LOT CLASSIFICATION RESULTS

lgeotech

Issue Date: 08-August-2016

{deal Job:

Customer Job: 0

Angus & Laura McLean
40 Bridge Street
URALLA

Site Classilication in accordance wilh AS2870-2011

23247-DFBH1-3

Site Classification

P

Soll Classification

M

Wind Classification

N1 (W28)

1.1 Ysvalue

1.2 Soil sample sent to lab

1.3 Under slab services to be suspended

Ys e 20 - 40

No
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Roads, Kerbs, Pavements, Masonry Fences, and/or Ground Surfaces
Is there significant movement in any of the above?

i 1 _h’: S C Tt Customer Job: 0 Idsal Job: 23247-IDFBH1-3 Date: 08-August-2016

20 SITE ANALYSIS

Is there current evidence of the following that would fikely effect this site?

NB: * denotes relevant to PROBLEM SITE
2.4* Existing fill (>400mm onsite)
2.2 ERssiaMe L frending
2.3* Fill containing wood, metal, plastic or other deleterious materials
2.4* Residential allotment (<1000m2) with over 1.6m fill ) N° ]
2.5* Rurat allotment (>1000m2) with over 2.4m fill
2.6* Soft or collapsing soils
2.7*  Are there any trees (or removed trees)on site or adjoining site? QN° )

If Yes Show locations at 6.0)
28 Floating boulders
29  Rock {difficult excavation)
2.10  Underground flowing water and/or seepage evidence
211 Marine environment or other risk of corrosion _NOH N
212 Erosion No
3.0 INSPECTION OF SITE
31 Site status - platform slope is:

311 New Development @ Slope = Fall direction

32  Slope stability assessment recommended (211 Degrees)
3.3 Are there any Retaining Walls supporting this site?

(if YES, show locations at 6.0).
4.0 VISUAL OBSERVATION OF NEIGHBOURHOOD
4.1 Presence of rock

Is surface rock visible on this site or on adjoining lots, or is rock visible in nearby excavations?
4.2 Existing masonry buildings Type: | )

Is there significant cracking of existing masonry walls?
4.3 Indicators of movement in the following:
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= e ey Customer Job: 0 Ideal Job:  23247-IDF BH1-3 Date: 08-August-2016
.0 FIELD RECORD OF TEST BORING ANDIOR IN SITU TESTING { i | ]
Bore Hole 1 Bore Hole 2 Bore Hole 3
h !
:,,J: DCP1 PP Soil Frofile ;ﬂc} DCP2 PF Sail Profile Oepthimy DCP3 PF Soil Profie
00 2 Flel SHTY CLAY 7Y 00 1 NATWHAAL SANGIY GLAY, S oof e BARIALCLATEY SILT THASE SR00 0L
1 dark hmpem, mort | soit 2 o=k brewn. atre. soft 1 Hark brown. mos | 3t
1 2 <
3 FiLL SRAVILLY LAY, oL - Jradg bipan Y MATURAL SANDY GLAY, O\
05 & brov, stzhidy moigh st 0.5 & 05 i Hiowh sligitle mofst & ff
4 3 “
e
18 NATURAL CLar Y GRAVEL, € EY P TPl SANOY GRASELLY TLAY CL An MATURAL CLAYE SONDY ERAVEL OL
ED) hrown, s ghety mofet, bard 16 Lrotan glightly mietst hard kT rown Mokt bane
50 2 0
190 3 of a6 [ s becames wet
3 MATURAL SITY ULAY aa e HAATURAL SILTY LAY, UM
a vl brovn eeitfed geey, wighthe nast e 36 PITURAL 3R 1Y ULt TRACERGrRatEs, O 3 yonow motils grey skghily praist fim
b 3 Jelbs o molitee: gre; Highdly s wss i 5
6 a 2
15| - 15 8 15 8 NeTURAL BTV CLAY TAATE Babl), o1
& AXTHRAL 3AvT D420 T IATE GRAE. o '3 WATLIR G, T1LAYEY GEAQVE LY $0M, L 5 R Lrewn. har,  sand
9 Drovis. shghtiv inolst, tird 13 brovwn. shghth motst, bard 9
2 13 o i
1€ ] 2
20 8 20 124 kagnmes veny sort 20 Py
80 28 NATUFal SM, BREWN
2 30 NATUASL 1TV SANG. S sy hard, danaily
23 brow, Gry. nat
NATURAL STV $ANDY | OL
25 brown, dry hatt 25 25
30 30 30
End Bore 3m End Bore am End Bore 3m
a5 35 38
40 4.0 40
45 45 45,
50 50 50
55 55 55
6.0 6.0 6.0

Notes DCP = Dynemic Cene Penedrometer blow ¢ouris (blows/ 00mm)

PP = Pocket Penetramater {Undrained Shear Sirengih Cu)

PSF = Jerlh Sand Peneliomeler iblows/100mm]

UTP = Unable (o oenelrale

TABLE 5.1 For SAND correlation between Density Index & P ter resuits TABLE 5.2 For SILTS & CLAY correlation between Cu & Penstrometer results
DE_]_I\;SILTY Density Index (%) Appragucs/i g:]c::mmum CONSISTENCY Term | Undrained Shear Strength (kPa) C:upnptr(?chw(;z gl;?nln_) PP ldid indicator)
Very Looss <15 <1 Very Scfl 0-12 <1 Oto<0.2
Loose 1510235 110<3 Soft 1210 <25 ilo<2 0.210 <0.5
Medium Dense 3510 <65 Jo=g Firm 2510 <50 2lo<3 05to<t
Dense 65 lo <85 9o <15 Stiff 500 <100 3losb 1lo<2
Very Dense > B5 >15 Very Siiff 100 {o <200 5to<B 2lo<4
Hard > 200 >8 >4
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igectech Customer Job: 0 Ideal Job: 23247-IDFBH 1 -3

Date: 08-August-2016

{6.0 LOCATION OF BOREHOLES

Thi Incation of boreholes are marked #nd numberad &g sef out on the foflowing sile sketen (Nof o soae}

2Fall
—_—
2m

R e N . il
i

E

)

¥

A
W

A

o §

2m !

Korb B Gutter

40 Bridge Straet

3° Natural Fall

_

7.0 COMMENTS & RECOMMENDATIONS

74 Site notes:

8.0 CERTIFICATION

Yours Faithfuly

Miles Opacic BE (Givi)

The attachment of the signature below is to certify that this report has been compiled in accordance with Australian Standards AS2870-2011, AS1726-1993 and AS3798-2007
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- i e “,'l;;,} Customer Job: 0 Ideal Job: 23247-iDF BH 4 Date: 08-August-2016

6.0 LOCATION OF BOREHOLES

The Incalion of boreholes are markad and numbered as zel oul on tha followng site sketch |Not lo doe}

%

| |

| |

| |

1 |

| i NORTH
I I

| 2°F&l |

| |

| l

| |

1 |

I |

f I 3° Natural Fall
| |

I | —_—
| |

| 1

I g 1

) —— al |

7]

| 4 |

I |

| o |

| ]

| |

Kerb B Gutter

7.0 COMMENTS & RECOMMENDATIONS

71 Site notes:

180 CERTIFICATION

The attachment of the sigrature below is to certify that this report has been compiled in accordance with Australian Standards AS2870-2011, AS1726-1993 and AS3798-2007
Yours Faithfuly

Miles Opacic BE {Civil}
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& F WSSO Customer Job: 0 Ideal Job:  23247-IDF BH 4 Date: 08-August-2016
[50 FIELD RECORD OF TEST BORING AND/OR IN SITU TESTING ] I S
Bore Hole 4 Bore Hole 5 Bore Hole 6
Deplh Degth
) DCP 1 PP Soit Profile i DCP 2 PP Sal Profile Oepta(m) DCP 3 PP Sol Profile
o[ 2 NATLRAL SILTY GANDY GLAY 2. 00 End Om 00 End om
2 Sigrk rown, shghtly s, gnft
i e o v e 5 H
viown, moist e 03 0.0
10 NATURAL SARDY GRAVEEL: CLAY, Lt
18 e et voilow, 81l o, fara
14
10, 7 RATUFS BILTY GLAY TRACE SAND, & 10 1.0
3 yellow meiled gray, meist | siff
5
2
£
15 B 15 15
* NATLPAL SILTY £.L4% TRADE 52ND, Gl
8 Brten Aty el
2
T8
20 4 20 2.0
16
hi:d
T
14
250 a4y 25 25
21
?3
30 30 30
End Bore 3m
35 35 35
a0 40 40
45 45 45
5.0| 50 5.0
55 55 55
60 60 6.0
Mates DGR = Dynamic Cone Penetrametar blow counls (blowsi 00mm) P.P = Pockel Penetrometer {Undrairad Staar Sranglh Cu) PSP = Perth Sand Penefromeler {blaws/100mm) UTP = Unatie (o penetrale
TABLE 5.1 For SAND correlation between Density Index & Pen: results TABLE 6.2 For SILTS & CLAY correlation between Cu & Penetrometer results
DENSITY y o Approx DCP Blow Counl . Approx DCP Blow o
Tem Density Index (%) biows/100mm: CONSISTENCY Term | Undrained Shear Strength {kPa) ounl blows!100mm PP Idial indicator)
Very Loose <15 <1 Very Soft 0-12 <1 0to<0.2
Loose 15 t0 <35 ilos3 Soft 12l0 <25 1052 02t <0.5
Medium Dense 35 to <65 3to<d Firm 26 o 50 210<3 0.5to0 <1
Dense 6510 <85 9o <is Sliff 560 to <100 3loss 110 <2
Very Dense > 85 > 15 Very Stifi 100 lo <200 Sto<8 2to<4
Hard >200 >8 >4
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Roads, Kerbs, Pavements, Masonry Fences, and/or Ground Surfaces
Is there significant movement in any of the above?

idnslgectect: Customer Jcb: 0 ideat Job: 23247-IDF BH 4 Date: 08-August-2016

20 SITE ANALYSIS

Is there current evidence of the following that would likely effect this site?

NB: * denotes relevant to PROBLEM SITE
2.1*  Existing fili (>400mm onsite)
2.2% Fil sutable for founding _No
2.3* Fillcentaining wood, metal, plastic or other deleterious materials N°___»__» .
2.4* Residential aliotment (<1000m2) with over 1.6m fill !
2.5* Rural allotment (>1000m2) with over 2.4m fili _No
26" Soft or collapsing soils
27" Are there any trees (or removed trees)on site or adjcining site? _No

If Yes Show locations at 6.0)
28  Floating boulders No
29 Rock (difficult excavation) No
210 Underground flowing water and/for seepage evidence No
211 Marine environment or other risk of corosion R N°n
212 Erosion LL
3.0 INSPECTION OF SITE
3.1 Site status - ptatform slope is:

311 New Development @ Slope = P2 ? Fali direction NETo SwW

3.2 Slope stabllity assessment recommended (211 Degrees) T Ne
3.3 Arethere any Retaining Walls supporting this site?

{if YES, show locations at 6.0).
4.0 VISUAL OBSERVATION OF NEIGHBOURHOOD
4.1 Presence of rock

Is surface rack visible on this site or on adjoining lots, or is rock visible in nearby excavations?
4.2 Existing masonry buildings _No’ NA

Is there significant cracking of existing masonry walis?
4.3 Indicators of movement in the following: NO )
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ealgeotech

fivisnion ¢ 'T{éa—.n ory Issue Date: 08-August-2016
Ideal Job: 23247-IDF BH 4
Customer Job: 0

LOT CLASSIFICATION REPORT

Prepared for:  Angus & Laura McLean
Site Address: 40 Bridge Street
URALLA

LOT CLASSIFICATION RESULTS

Site Classification in accordance with AS2870-2011

Site Classification Soil Classification Wind Classification

P M N1 (W28)

1.1 Ysvalue ' Ys=20-40

1.2 Scil sample sent to lab " No

1.3 Under slab services to be suspended
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Heritage

research | interpretation | education | tours | project management

HERITAGE ADVISORY MEMO No. 45

date: 8 November 2016

ITEM 4: 40 Bridge Street, Uralla (DA-55-2016)

I reviewed a Development Application that Council has received for 40 Bridge Street for a
commercial building and 4 short stay accommodation units.

I had held pre DA discussions with the Architect on 7 March 2016 regarding the possible
development of a parcel of land which is within the Uralla CBD Conservation Area.

At that time the preliminary thoughts were for a commercial building to the front of the
property with a separation for driveway access between the Wool Room to the north and the
proposed commercial building. A right of way providing access to a central carpark would be
shared with the Wool Room and four detached self-contained accommodation buildings would
be located towards the rear. The proposal would require the removal of trees.

I had stated that as the commercial building would be an infill building it should not pretend to
be a heritage building but be sympathetic to the period of the buildings surrounding it and fit
into the streetscape.

I stated that this could be achieved by:

e using brick on the fagade in colours that complement the surrounding Inter-war period
brick buildings

¢ introducing a parapet to complement the height of the parapets of the Inter-war period
brick buildings

e adopting the existing horizontal lines which run along buildings, such as roof ridges,
parapets height, gutters, window sills and awnings

e introducing an awning to match the height of the Wool Room'’s awning. A suspended
steel awning is acceptable, however, the dimensions and siting of the new awning
should consider the pitch, height and depth of verandahs and awnings on neighbouring
buildings

¢ keeping signage to the underside of the awning and along the fascia of the awning.
Signage should not be along the parapet of the building or be above the awning

e creating window and door openings with proportions similar to those of adjoining
buildings

The plans submitted with the DA are for a simple single storey commercial building fronting
Bridge Street.

Commercial building

PO Box 9495 Port Macguarie NSW 2444
M: 0447 429 016 E: mitchid pmhearitage.com.au
www.pmheritage.com.zu
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The proposed commercial building will be constructed of brickwork unpainted below awning
level and painted above awning level and have timber trim doors and windows. The roof will be
a Trimdeck metal roof.

It is considered that the proposed commercial building has been sympathetically designed to
complement the existing streetscape - having incorporated elements such as a cantilevered
awning, brick parapet and sili heights similar to those seen elsewhere in the CBD with the
height of the awning on a similar horizontal plane of adjoining buildings.

It is noted that Trimdeck is proposed to be used for the roof. Roofing materials should relate to
the common materials existing in the area and corrugated galvanised iron (or zincalume finish) has
been used in the majority of the Uralla CBD and is an appropriate roofing material for new buildings in
historic areas. It is also economical and durable. Therefore, it should be used in this instance.

Also it is noted that the proposed paint colour above the awning, and for the majority of the
side elevations, is to be ‘eggshell white'.

The Uralla Main Street Study 1997 prepared by Richard J. Ratcliffe recommended colour
schemes for buildings in the study area. These were included in a colour palette for the various
architectural periods with the palette breaking areas of the building in to Dominant — area that
is greatest eg. walls, Secondary - area that is visible but less in area eg. fascia or soffit and
Trim/Accent eg. architectural details, windows and frames plus signs.

In keeping with the intent of the Main Street Study the paint colour for above the awning and
side walls should be either Raffia, Biscuit, Sandstone or Light Stone.

4 short stay accommodation

These units have been designed to nestle into the rear of the property. There is good
separation between the proposed commercial building and the timber *‘Wool Room’ shop to the
west. The accommodation units are low set and it is not considered that they will have any
visual impact on the '"Wool Room’ nor Bridge Street.

It is considered that the external materials chosen for the accommodation units will not detract
from the praposed commercial building or the conservation area in general.

PC Box 8495 Port Macquarie NSW 2444
M: 0447 429 M6 E: mitchd@pmheritage.com.au
www.pmheritage.com.au

177



ATTACHMENT G

Uralla Shire Council Business Paper
28 March 2017

178



Uralla Shire Council Business Paper ATTACHMENT H
28 March 2017

ENGINEERING ASSESSMENT
DEVELOPMENT APPLICATION

APPLICANT Application No: DA-55-2016

’ Applicant Name: New England Architectural Studio

|
’ Applicant Address: | 48 Hill Street, URALLA NSW 2358 ‘

' Owner Name: Mr A D McLean & Mrs L M McLean

‘ Owner Address: ‘ 16 Bligh Avenue, URALLA NSW 2358 ‘

LAND TO BE DEVELOPED

Property Details: 40 Bridge Street URALLA

Legal Description: Lot: 31 DP: 813093, Lot: 32 DP: 813093

Land Use Zone: B2 — Local Centre

DEVELOPMENT BCA CLASSIFICATION

Commercial Building and Four Units Classification: _

PROPOSAL OVERVIEW

STAGE 1:

Includes the development of a commercial building of approximately 102m? internal area, with 16m2 entry
veranda. Located at the rear of the building is a laundry and store (12m2) for the cottages to the rear of the block.
The Commercial building would include a kitchenette and a fully accessible unisex toilet for shared use of staff
and patrons of the building. Additionally the car parking and access to the site will be developed. Stage 1 includes
the following development:

Commercial building

Driveway and total of 6 spaces, including 1 accessible space
Vehicular access upgrading

Combined bin storage area for Lot 30 and 31

Stormwater management for onsite car parking area.

STAGE 2:

The site includes four independent short stay accommodation units of approximately 60 to 70 m? each including
the landscaping to create a cohesive multi use location at the rear of the block. Stage 2 includes the following
development:

Lot consolidation of Lot 31 DP813093 and dedicated Council land referred to as "ES76703"
4 short stay units

3 additional car parking spaces, including 1 accessible space

Landscaping, paths, emergency bay

All associated stormwater and wastewater management

Page 1 of 4 179
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Uralla Shire Councilzs—'\'ﬁﬁhgicl)%éering Assessment

STAGE 3:

Adapt the commercial building built in stage 1 into two strata titled tenancies. Both tenancies would share an
individually keyed central staff room, kitchenette and accessible toilet facility. The rear tenancy would add an
accessible entry to the rear of the building, by reducing the laundry space. The laundry or store room will have a
new fire rated wall and door added. Stage 3 includes the following development:

Conversion of commercial building to two tenancies

Strata title entitlement, two tenancies of approx.. 45m2 and 60m2.
Convert part laundry to accessible entry and reduce laundry size
Enclose shared staff facility,

ENGINEERING COMMENT

Referral was made to the RMS in regards to the access. They are not a concurrence or approval authority but
have given the following advice:

The key interests for Roads and Maritime are the safety and efficiency of the road network, traffic management,
the integrity of infrastructure assets and the integration of land use and transport.

Bridge Street forms part of the New England Highway (HW9) and is a classified (state) road. In accordance with
Section 7 of the Roads Act 1993 Uralla Shire Council is the Roads Authority for all public roads in the subject
area. Roads and Maritime is the Roads Authority for freeways and has responsibilities for freeways and classified
roads in accordance with the Act.

In accordance with Clause 101 of the State Environmental Planning Policy (Infrastructure) 2007 (ISEPP) the
Consent Authority is to have consideration for the safety, efficiency and ongoing operation of the classified road
as the development has frontage to a classified road.

Roads and Maritime Response

Roads and Maritime has reviewed the development application and provides the following advice to assist
Council in making a determination;

1. The proposed development will increase the number of vehicle movements across the public footpath. The
design of the access driveway and buildings adjacent to the property boundary should provide adequate site lines
and encourage safe interactions between pedestrians and vehicles.

2. All vehicles are to enter and leave the site in a forward direction. The driveway, car parking, manoeuvring and
service areas are to be designed and constructed in accordance with AS2890 and Council’s engineering
requirements.

3. Given the proposed development shares a legal access with the neighbouring allotment and the parking area
is not exclusive, Council should be satisfied that sufficient onsite parking is available to accommodate both
existing and proposed uses.

4. The development should be appropriately designed to accommodate changes in stormwater flow.

5. Any works in Bridge Street will need to be designed and constructed in accordance with the current Austroads
Guidelines, Australian Standards and RMS Supplements.

6. All advertising is to be consistent with the provisions of the State Environmental Planning Policy No. 64 —
Advertising and Signage and the current Transport Corridor Outdoor Advertising and Signage Guidelines.

In response:

1. Agreed, there will be an increase in traffic generation, but the level would not be the same as if it was in
the neighbouring cities of Armidale or Tamworth. The applicant intends to rearrange the street parking
the gardens to allow for safe entry and exit of the site. Site distance is impaired, but due to the low traffic
generation and the proposed changes to the on street parking arrangement and gardens, with
appropriate speed signage within the development site, the arrangement is considered adequate.

Page 2 of 4
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This is achievable within the design of the site.
Adequate car parking is available onsite.

Stormwater can be addressed and is addressed separately below.

A

This can be conditioned accordingly as part of the development consent.
6. All signage would be part of a separate development application.

Extra information was requested in relation to stormwater. The applicant provided a stormwater concept plans
(all road surfaces drained to Bridge Street and the rest of the site will use infiltration pits and spreader boxes
across the existing flow path) and concept written summary which shows/advises:

While the proposed development will increase the impervious area of the development site, it is envisaged that
the proposed stormwater plan will result in a reduction in frequency and volume of stormwater runoff flowing onto
lot 1 from the proposed development due to a substantial decrease in contributing area and the implementation of
infiltration pits in the catchment areas discharging to lot 1. The only stormwater that will be discharged onto lot 1
post development will be overflow flows from an area of 1,248m2, a reduction in area of approximately 1/3 of the
predevelopment area. With the use of infiltration pits it is expected that flows onto lot 1 will only occur in larger
rainfall events in reduced volumes. The installation of level spreader boxes at the infiltration pits will reduce the
impact of concentrating the flows.

The plans do not show any drainage calculations or soil testing results to support the concept plans. Therefore is
should be conditioned that these be provided and approved by Council, or interallotment drainage and use of
easements be utilised to cater for stormwater runoff.

GENERAL CONDITIONS

1. The development must take place in accordance with the approved plans (bearing the Council
approval stamp) and documents submitted with the application, drawn by plan drawers name,
numbered drawing numbers and dated date, and subject to the conditions below to ensure the
development is consistent with Council's consent.

2. All Engineering works to be designed by an appropriately qualified person and carried out in
accordance with Council’'s Engineering Code, unless otherwise indicated in this consent, to ensure
that these works are of a sustainable and safe standard.

3. All sewer and drainage works associated with the approval are to comply with the requirements of
AS 3500 and completed only by a licensed plumber and drainer.

4. All vehicles are to enter and leave the site in a forward direction. The driveway, car parking,
manoeuvring and service areas are to be designed and constructed in accordance with AS2890 and
Council's engineering requirements.

5. All works in Bridge Street will need to be designed and constructed in accordance with the current
Austroads Guidelines, Australian Standards and RMS Supplements.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

6. All stormwater is to be designed and catered for. All design plans, drainage calculations and soil
testing is to be provided for approval by Council prior to construction, alternatively interallotment
drainage and drainage easements are to be provided for is the existing drainage flows are to be
utilised.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF OCCUUPATION CERTIFICATE

7. Roof and surface stormwater from paved and impervious areas is to be directed away from the
building and any on site waste disposal system to protect the site and adjoining property from the
effects of flooding. Such work must be completed prior to the use and/or occupation of the premises
commencing.
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10.

",

12.

The new vehicular crossing, including layback, is to be constructed from the street to the property
boundary to provide effective all-weather access to the site and a safe and nuisance-free surface
over Council's footpath and is to be completed prior to the use or occupation of any building.

Inspection of kerb crossing (Layback) and driveways is to be undertaken by Council's Engineering
Department prior to the pouring of any concrete.

Internal signage is to be provided limiting the vehicle speed to 5 km per hour when approaching the
entry/exit. This is to be located at the southern end of the retail building.

All civil engineering and utility service works undertaken pursuant to this consent, including:

e  Water supply work,
e  Sewer drainage work,
e  Stormwater drainage work,

are to be inspected and tested upon completion, and details of works which will become public
assets provided to Council's Director of Engineering or nominee, before the issue of a final
occupation certificate for the development.

One set of print film copies and an electronic copy of “work as executed” plans are to be provided to
Council for works affecting Council property or benefiting Council. Each plan is to have a scale
adjacent to the title block showing the scale used on that plan. The location of any fill introduced, by
both plan limit and depth, together with relevant classifications shall be shown on the “work as
executed” plans to be submitted to Council.

Connection to the water main is required. This fee is set out in Councils Operational Plan and is
adjusted every financial year. The current fee for the 2016/2017 year is $958.00 per connection.

Connection to the sewer main is required. This fee is set out in Councils Operational Plan and is
adjusted every financial year. The current fee for the 2016/2017 year is $540.00 per connection.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

13.

14.

Prior to the issue of a Subdivision Certificate, an Application for a Subdivision Certificate is to be
submitted to Council with three (3) copies of the Title Plan and appropriate fees. The
applicant/developer is to ensure that a summary of compliance with all conditions of consent is
completed and lodged with the application.

Prior to the issue of a Subdivision Certificate, the applicants shall provide evidence to the effect that
all utility services, i.e water, sewer, electricity, telecommunications, connected to or used in each of
the buildings within the development site is wholly contained within each of the proposed allotments.
That is, no internal servicing of the sites is permitted to be wholly or partially on the adjoining
allotment.

I certify that | have no pecuniary or non-pecuniary interest in this application.

’\‘\\\“\ ”//"
Alan Harvey
Manager Infrastructure & Works Date: 20 March 2017
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