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Executive Summary  
 

Coffs Harbour Ci ty Counci l  rezoned much of the subject  land as Resident ia l  2(E) 

on 20 Apri l  2000 releasing what was formerly grazing lands for urban use.  The 

NSW Government gazetted State Environmental  Planning Pol icy (Major  Projects)  

2005 on 25 May 2005 which ident i f ied any subdivis ion compris ing more than 25 

lots outs ide of  the metropol i tan area as being a Major Project .    

 

The Land 
 

The subject s i te compr ises an i rregular  shaped parcel  of  land descr ibed as: 

•  Lot  21  DP 714858 

 

The s i te occupies approximately 5.54ha of  land bounded by Hearnes Lake Road to 

the south,  an exist ing resident ia l  subdivis ion and pasture land to the north and 

west,  and Coastal  L i t toral  Forest  and the Paci f ic  Ocean to the east .    

 

The Proposal 
 
The appl icat ion is  for  the resident ia l  subdivis ion of  the land known as Lot  21 

DP714858 Hearnes Lake Road, Woolgoolga.  This development wi l l  involve a 

Torrens t i t le  res identia l  subdivis ion compris ing 43 al lotments (41 resident ia l  

a l lotments) and is  proposed to be constructed in one stage but released in f ive 

stages.   

 

Stage 1 wi l l  comprise 10 al lotments,  9 being residentia l  a l lotments vary ing in s ize 

f rom 537m2 to 1,031m2 and an al lotment containing the stormwater management 

infrastructure (Lot 10) Lots 10 is proposed to be dedicated to CHCC.  Stage 2 wi l l  

compr ise 5 resident ia l  a l lotments varying in s ize from 711m2 to 842m2. Stage 3 wi l l  

compr ise 8 resident ia l  a l lotments varying in s ize from 665m2 to 715m2.   Stage 4 

wi l l  comprise 11 al lotments being 10 resident ia l  a l lotments varying in s ize from 

712m2 to 1,093m2 and an al lotment contain ing a proposed Environmental  
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Protect ion 7(a)  zoned land and i ts  buffers (Lot 28).   Stage 5 wi l l  compr ise 9 

resident ia l  a l lotments varying in s ize from 695m 2 to 1,060m2.   

 

The appl icat ion is  a project appl icat ion and the staging is  only intended to 

fac i l i tate the re lease of the land over t ime. 

 

Those parts of  the s i te which are environmental ly constra ined land are proposed to 

undergo long term environmental  rehabi l i tat ion to provide a high qual i ty  set t ing for  

the development and to enhance the environmental  and recreat ional  values of  the 

s i te and i ts local i ty.    The ent i re development has been designed to minimise 

environmental  impact wi th the use of  vegetated swales,  b io- f i l ters,  ra in-gardens 

and bio-retent ion basins to prevent pol lutants from enter ing Hearnes Lake and to 

manage the f low of  water  leaving the s i te.   Al l  areas of  environmental  s igni f icance 

on the s i te have been identi f ied and protected in a s ingle lot  ( lot  28). 

 

Access to the s i te wi l l  be from Hearnes Lake Road and then to the Paci f ic  

Highway.  However,  in the longer term access wi l l  be via a col lector  road from 

Hearnes Lake Road to Bosworth Road once resident ia l  development ut i l is ing 

Hearnes Lake Road has achieved a threshold. 

 

The s i te is  able to be adequately serviced for sewer,  town water ,  power and 

te lecommunicat ions.   Sewer is  to be extended along Hearnes Lake Road from the 

exist ing r is ing main on the Paci f ic  Highway.  The sewer wi thin the development wi l l  

be gravi ty fed to th is  sewer extension in Hearnes Lake Road.  Ret iculated water 

wi l l  be provided by a new water main la id wi th in the Hearnes Lake Road Reserve 

and connected to the exist ing main on the western s ide of  the Paci f ic  Highway. 

 
 
The Consent Authority 
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The proposal  is  a Part 3A project under the provis ions of  State Environmental  

Planning Pol icy (Major  Projects)  2005 (SEPP Major Projects)  and the Minister  is  

the consent author i ty.    

 

The proposed development is  made under the subdivis ion provis ions of  Coffs 

Harbour Local  Environmental  Plan (LEP). 

 

The proposed development is  not designated development but in accordance wi th 

the provis ions of  the Environmental  Planning and Assessment Act  1979 the 

proposed development is  c lassi f ied as Part  3A development.   Consequently,  the 

Minister  is  the consent author i ty for  this  project.   This appl icat ion responds to the 

Environmental  Requirements issued by the Director-General  for  th is  project.   The 

proposal  is considered to be consistent wi th the aims and object ives and the 

provis ions of  the LEP and the Hearnes Lake/Sandy Beach Development Control  

Plan. 

 

The proposed works are considered to appropr iately respond to the s i te 

constraints and the planning pol ic ies at  Federal ,  State and Local  Government level  

guiding the responses to those constraints.   The proposed development wi l l  have 

no s igni f icant  adverse impact upon the micro-cl imate,  a ir  or  water qual i ty ,  noise 

regime, or  general  amenity of  the local i ty .   Simi lar ly,  g iven the nature of  the 

exist ing and future surrounding development,  and the proposed operat ions of  the 

s i te being s imi lar  to that  in the adjoining resident ia l  areas,  the proposal  is unl ikely 

to resul t  in any adverse amenity impacts on neighbour ing propert ies. 

 

The expected traf f ic  generat ion of the proposal  is  considered to be wi th in an 

acceptable range for  the local i ty  and the intended future character of  the area.   I t  

is  not considered to resul t  in any s igni f icant adverse impacts on the levels of  

service of  the surrounding road network.    

 

The s i te is  sui table for the proposed development which is  considered to have 

acceptable environmental ,  social  and economic impacts and no signi f icant adverse 
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impacts on the local i ty.   The proposal  is  considered to be in the publ ic  interest  and 

is recommended for  approval  in the form prof fered. 

 

Consultation 
 

During the preparat ion of  the appl icat ion State and Local  agencies were consulted 

for  comment and input into development of  the project.   A ser ies of  consul tat ion 

meet ings were held with the local  community and stakeholder groups which further 

developed the concept and guided the direct ion taken in the project  and inf luenced 

the components included and their  t iming.   Comments f rom those part ies involved 

have been addressed in the EA and included in the design of  the proposal .  

 

Strategic Planning 
 

The s i te has inher i ted a complex layer ing of  instruments,  pol icy and strategy at  

State,  regional  and local  level .   Some of  these go back in excess of  10 years and 

were at  the very root  of  coastal  p lanning pol icy framework which is now in place.   

The statutory planning sect ion of  the report  methodical ly  g ives considerat ion to 

each instrument and going through that process makes i t  c lear  that there is  a good 

deal  of  dupl icat ion and repeti t ion between the instruments at  var ious levels. 

 

However,  the Hearnes Lake/Sandy Beach Development Control  Plan would seem 

to be the most contemporaneous and relevant instrument which synthesizes what 

has been learnt  f rom the previous pol ic ies wi th a healthy dose of community 

part ic ipat ion and contextual  speci f ic i ty .  

 

I t  is  c lear  that the underly ing framework which consistent ly runs through al l  of  

these instruments is  a desire to protect environmental ly sensi t ive coastal  land, 

whi le al lowing the opportuni ty to meet housing demand in a way which is  v isual ly 

unobtrusive yet connected into the exist ing service and amenity infrastructure.   
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I t  is  considered that the proposed development is  consistent with the layers of  

State,  Regional  and Local  statutory and strategic frameworks.   However,  there are 

a number of matters of  s trategic importance that have been derogated to the 

appl icant  which in fact require at tent ion and act ion by the Local  Author i ty and 

State Government in order to faci l i tate the plan. 

 

 

Subdivision Design/Layout and Desired Future Character 
 

The proposed subdiv is ion design and layout responds to the buf fers adopted by 

the Hearnes Lake/Sandy Beach DCP and those identi f ied on the “Environmental  

Constraints & Development Potent ia l  Map, Lot  21 DP 714858, 45 Hearnes Lake 

Road, Woolgoolga (Sainty and Associates, September 2006).  Where development 

is  proposed outs ide the ident i f ied future development potent ia l  areas a detai led 

just i f icat ion is  provided wi th technical  arguments in “A Review of the Sainty and 

Associates (2006) Report  Environmental  Constraints Analys is,  Lot  21 DP 714858, 

45 Hearnes Lake Road, Woolgoolga” Eco Logical  Austral ia March 2007. 

 

The proposal  compr ises a Torrens t i t le  subdivis ion wi th al l  of  the roads and road 

reserves constructed to CHCC standards and dedicated to the Counci l  together 

wi th the infrastructure on complet ion.   Furthermore,  Lots 10 (bioretent ion faci l i ty)  

and 28 (sensit ive vegetat ion reserve) are proposed to be dedicated to CHCC at no 

charge by the appl icant on complet ion. 

 

I t  is  considered that the proposal demonstrates an appropr iate subdivis ion design 

and layout and is  sat isfactory in terms of  desired future character 

 

 

Visual Impact 
 

A visual  impact assessment has been prepared by Anne Harr ison 

Landscape Archi tect.    
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From Hearnes Lake Road views to the s i te are ent i re ly screened by the area 

of  vegetat ion growing in associat ion wi th an adjoin ing low ly ing property.  

This vegetat ion is  to be zoned 7A Environmental  Protect ion by Coffs 

Harbour City Counci l  as shown in the Hearnes Lake /  Sandy Beach 

Development Control  Plan. This vegetat ion is  a lso mapped as Secondary 

Koala Habitat  and wi l l  be maintained i f  not strengthened by future 

management regimes. The retent ion of  th is  vegetat ion guarantees that  the 

development wi l l  a lways be af forded screening from Hearnes Lake Road and 

the Pacif ic  Highway.  

 

Due to a combinat ion of  topography and vegetat ion the s i te cannot be seen 

from Hearnes Lake Beach, therefore there is  no assessable impact of  the 

proposed subdivis ion. This wi l l  not  change in the future,  as the land in front 

of  the subdiv is ion is  ei ther  protected as part of  the Coffs Coast Regional  

Park network or as part  of  the Marine Sol i tary Is lands Nat ional  Park.   

 

Due to a combinat ion of  topography and vegetat ion the proposed 

subdivis ion cannot be viewed from the recreat ion area. Fi l tered views from 

the upper car park area are possib le.  I t  wi l l  be important to reta in exist ing 

vegetat ion and perhaps strengthen this  plant ing to ensure the impacts of  

the subdiv is ion are minimised in and around the day v is i tor  area.  I t  is  not  

part  of  th is proposal  however to put  forward plans for  the car park and 

picnic area as i t  is  under State and Local Government management control  

and beyond the scope of  th is  Landscape Plan.   

 

F i l tered views of  the high point  and r idgel ine of  the estate are vis ib le at  

f leet ing moments along the Paci f ic  Highway. I t  is  expected that  roof l ines 

along the r idgel ine wi l l  be part ia l ly v is ible from the Paci f ic  Highway but that  

the impact of  this  change wi l l  not  be dominant or  in anyway change the 

essent ia l  character  of the view as i t  is  exper ienced now.  
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The s i te has some steep slopes that wi l l  require sensi t ive bui ld ing design to 

nest le any bui ld ing development into the topography. The s i te ’s  v isual  

absorpt ion capaci ty is low to moderate, as the steep s lopes combined wi th 

lack of  vegetat ion mean that  any form of  development wi l l  be apparent.  The 

containment of  the s i te on the western boundary by vegetat ion wi l l  help 

v isual ly contain development wi th in the property.  Street tree plant ing and 

the proposed detent ion basin area in the south west corner of  the property 

wi l l  a lso be important  to giv ing a sof t  vegetated character to the estate.  

Based on absorpt ion capabi l i ty  alone, development on the s i te would have a 

moderate to high impact,  however because the si te is  not readi ly v is ib le 

f rom external  areas the overal l  v isual  impact is  low to moderate.   The s i te 

has low to moderate visual  impact essent ia l ly because i t  cannot be readi ly 

seen from any publ ic  use areas. Bui ld ings on the r idgel ine have the 

potent ia l  to  be visual ly prominent only when viewed internal ly with in the 

estate or  far out to sea.  

 

 

 

 

 

Noise 
 

A noise assessment report  has been prepared by Heggies.  The subject  s i te 

is  c lear ly not  af fected by road t raf f ic  noise emanat ing f rom the Paci f ic  

Highway during the dayt ime or  at  n ight.  

 

 

Infrastructure Provision 
 

Water 

The provis ion of  water supply to the s i te is  deal t  wi th in the Coffs Harbour 

Ci ty Counci l  Water Supply Infrastructure report .  That report  invest igates the 
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augmentat ions required to serv ice the projected growing populat ion for  

Coffs Harbour Ci ty. 

 

For the development and the surrounding area, the report  proposes the 

fol lowing: 

•  Provide a 150mm water main l ink from the exist ing 225mm main located on 

the western s ide of  the Paci f ic  Highway. I t  wi l l  be necessary to underbore 

the highway to prevent d isrupt ion to traf f ic  on the highway. 

•  The 150mm main is  to be extended along Hearnes Lake Road to the 

development s i te. 

•  Al l  in ternal  subdivis ion pipework to be general ly 100mm upvc. 

•  In addi t ion,  a future l ink to Wil l is  Street  is  to be provided by others.  This 

would occur wi th the development of  the adjoin ing parcels of  land. 

 

Gravity  sewerage 

•  Ei ther :  

1. Provide temporary pumping stat ion adjacent to south western 

corner of  proposed lot  20 i f  the s i te for  the permanent pumping 

stat ion shown in the DSP cannot be acquired.  This pumping 

stat ion is  to be decommissioned when main pumping stat ion is  

constructed by Counci l  in Hearnes Lake Road to service whole 

Hearnes Lake area. 

 

2. Provide a permanent pumping stat ion in the road reserve as c lose 

as possib le to the locat ion shown in the DSP. 

 

•  Construct a 150mm gravi ty sewerage main f rom the s i te to the pumping 

stat ion. 

•  Internal sewage would be in accord wi th Counci l ’s  Subdivis ion guidel ines. 

 

Sewerage Rising Main 

The main would be constructed in two stages: 
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•  Stage 1 -  to run from the pumping stat ion along Hearnes Lake road and 

the Pacif ic  Highway and connect to exist ing gravi ty sewer in Bosworth 

Road. 

•  Long Term – The r is ing main would be extended to Treatment Plant as per 

Coffs Harbour Ci ty Counci l  Wastewater  Treatment and Carr ier  System 

Developer Services Plan 2003. 

 

Power and Telecomms 

The s i te is  current ly served by power and te lecommunicat ions.  The 

proposal  includes ampl i f icat ion of these exist ing services to provide for  the 

proposed subdivis ion. 

 

 

Traff ic and Access 
 

A Traf f ic  Report  has been prepared by RoadNet Pty Ltd dated December 2007 

giving considerat ion to the proposed access arrangements and in part icular  the 

intersect ion of  Hearnes Lake Road and the Paci f ic  Highway.  

 

The report advises that  Information suppl ied by the RTA indicates that  the 

proposed Paci f ic  Highway bypass may commence in the next 5 to 7 years.  I t  is  

understood from informat ion provided by Counci l  and the RTA that  an interchange 

may be provided in the v ic in i ty of  (but  not  at)  Hearnes Lake Road as part  of  the 

Highway Upgrading works. 

 

The Hearnes Lake/Sandy Beach DCP restr ic ts  the development of  the northern 

precinct  to a maximum of 80 lots unt i l  such t ime as the Paci f ic Highway by-pass 

works are complete or  an al ternate access is provided via Bosworth Road and the 

Paci f ic Highway.  The subject development being for  41 lots is  wel l  wi thin the 80 

lot  restr ic t ion.   However,  the traf f ic  s tudy has been carr ied out to determine the 

safety of  the Hearnes Lake Road/Pacif ic Highway intersect ion. 
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The Hearnes Lake Road junct ion current ly operates at a level  of  service ‘B’  in 

normal t raff ic  condi t ions wi th an average delay to the r ight  turn movement of 20 

seconds in the peak hour.  

 

The Hearnes Lake Road junct ion would operate at  a level  of  serv ice ‘C’  in average 

traf f ic  condit ions in 5 years t ime (year 2008) wi th an average delay to the r ight  

turn movement of  31 seconds in the peak hour.  This assumes complet ion of 41 lots 

of  the subdivis ion and the current Highway traf f ic  f low would increase by an annual 

rate of  600 vehic les per day. 

 

In 10 years t ime under average traf f ic  condit ions the junct ion would operate at  a 

level  of  service ‘C’  wi th an average delay to the r ight  turn movement of  38 

seconds. This assumes complet ion of  180 lots.  The amount of  t raf f ic  that would 

turn r ight  onto the Highway from Hearnes Lake Road when the subdivis ion is fu l ly  

developed is  75 vehicles per hour ( just  more than one car per minute) ,  which is  not 

a high volume. 

 

The report conf i rms discussions wi th the RTA which has agreed to al low access to 

the subdiv is ion v ia Hearnes Lake Road whi le the number of  new lots on Hearnes 

Lake Road remains below 80. 

 

The proposal  includes the construct ion of  a bus turning c irc le at  the end of  

Hearnes Lake Road.  A f i re tra i l  is  proposed beyond the bus turning c irc le which 

wi l l  cont inue to give access to the permissive occupancies wi thout formal is ing the 

road.  The bushf ire tra i l  wi l l  be kept locked with access only provided for  the 

Bushf ire Services and the permissive occupancies. 

 

The beach access is  current ly provided via an unmade road from the end of  

Hearnes Lake Road giving access to the beach, p icnic area and park ing.  The 

proposal  does not intend to create any new access points.  
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Hazard Management and Mit igation 
 

A report  has been prepared by Patterson Bri t ton and Partners Pty Ltd giv ing 

considerat ion to Coastal  Processes and hazard def ini t ion.   I t  is  noted that  detai led 

report  was commissioned from WBM Oceanics by CHCC for Hearnes Lake and the 

Environs.   The f indings of  this  report  informed the strategy adopted in the Hearnes 

Lake/Sandy Bay DCP which has in turn informed the current proposal.  

 

A study of  aer ia l  photography has evidenced that  seaward of  the subject  property 

the vegetat ion l ine has general ly migrated seaward s ince 1943 and south of  the 

subject property is general ly s table.   There is  consistent evidence that Hearnes 

Lake Beach has been accret ing over the past 61 years and the relat ive stabi l i ty of  

Hearnes Lake Beach is expected to cont inue into the future.    

 

The report noted that none of  the permissive occupancies has been under threat 

f rom coastal  erosion dur ing the past  45 years and that the storm demand at the 

subject property is part icular ly low possibly because the beach prof i les are 

relat ively f lat .  

 

The report gave considerat ion to the ef fects of  c l imate change on sea level  r ises 

and model led condi t ions for  the subject  s i te.   The study adopted a sea level  r ise of  

0.2m at  2054 and 0.5m at  2104, these values being consistent  wi th the 

Intergovernmental  Panel  on Cl imate Change predict ions for  upper l imi t  r ises.  

 

Considerat ion has been given to coastal  inundat ion hazard.   I t  is  noted that the 

exist ing dunes seaward of  the proposed development are general ly a few metres 

above 9m AHD.  Consequently,  the coastal  inundat ion hazard at  the subject 

property is considered to be negl igible for  the 100 year AFI storm event.   There 

are no minimum habitable f loor  level  requirements for  the proposed development 

from a coastal  engineering perspect ive. 
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A geotechnical  assessment has been prepared by Holmes and Holmes Pty Ltd for  

the subject s i te,  which considers contaminat ion in part icular .    

 

The report notes that the land has previously been used for  grazing purposes 

which is  not  considered to pose any s igni f icant  r isk of  contamination to the soi l .   

The CHCC mapping of former banana plantat ions indicates there have been no 

banana plantat ions on the s i te.   I t  is  considered that  the s i te is  sui table for  

resident ia l  use. 

 

A geotechnical  assessment has been prepared by Holmes and Holmes Pty Ltd for  

the subject s i te,  which considers acid sulphate soi ls  in part icular .  

 

The Soi l  Conservat ion Service 1:25000 Moonee Beach Map ident i f ies the 

ephemeral wet land as an estuar ine swamp with a high probabi l i ty of  acid sulphate 

soi ls occurr ing wi thin one metre of  the surface.  However,  g iven that  th is  area is  to 

be retained as a wet land and undeveloped the occurrence of  ac id sulphate soi ls  is  

seen as i rre levant.  

 

Whi le no other potent ia l  area of  ac id sulphate soi ls  has been mapped the report  

does note that the poor ly drained low ly ing area on the adjoin ing s i te where the 

Hearnes Lake/Sandy Bay DCP proposes the sewer pumping stat ion to be located 

may have the potent ial  for  ac id sulphate soi ls .   The report  recommends fur ther 

test ing in th is  locat ion i f  the sewer pumping stat ion is  located in this  posi t ion. 

 

A bushf ire protect ion assessment has been carr ied out by Austral ian Bushf ire 

Protect ion Planners Pty Ltd for  the si te and the proposed development.  

 

The Coffs Harbour Bushf i re Prone Land Map indicates that a smal l  por t ion of 

bushf ire prone vegetat ion is  located wi thin the eastern port ion of  the s i te wi th the 

s i te being impacted by the buf fer  zone to bushfire prone vegetat ion on the Coastal  

Dunes to the east,  the Li t toral  Rainforest  in the Hearnes Lake Foreshore Reserve 
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to the south and the Category 1 Bushf ire Prone Vegetat ion on the land to the west 

of  the s i te. 

 

The s i te is  therefore deemed to be bushf ire prone and for  the purpose of  

addressing the provis ions of  Sect ion 45 – Plan Preparat ion – Hazards of  the North 

Coast Regional  Environmental  Plan ,  to be subject  to the impacts of  a bushfire 

hazard. 

 

The widths of  the Asset Protect ion Zones provided by the per imeter  road/f i re 

tra i l /Asset Protect ion Zone and bui ld ing setback exceed the deemed-to comply 

setbacks provided by Table A2.5 of  Planning for  Bushf i re Protect ion 2006, 

required for  Level  3 construct ion of  the future dwel l ings which adjoin the bushf ire 

hazard. 

 

The report  makes number of  recommendat ions which are adopted by the proposal  

in deal ing wi th the r isk of  bushf ire. 

 

The report notes that  the s i te is  general ly  sui table for  resident ia l  type development 

f rom a geotech point  of  v iew.  The substrata are typical ly s i l ty c lay at  a re lat ively 

shal low depth on the higher ground.  The clays are moderately react ive and 

warrant a general  s i te c lassi f icat ion of  M.   The s i te is  considered to be 

sat isfactory for  residential  development from a geotechnical  point  of  v iew. 

 

Local f looding has been considered in a f lood study by Wor ley Parsons prepared 

for  Hearnes Lake in re lat ion to the Sandy Beach North Development.   This f lood 

study has been assessed by de Groot and Benson for  the subject  appl icat ion. 

 

The report concludes that the subject development would not be affected by 

f looding concerns because i t  is  located wel l  above the 100 year ARI f lood level .   

The subject  s i te has a resident ia l  low point  at  RL4.5 r is ing to RL20.0.   This is  wel l  

above the Hearnes Lake opening at  RL1.5 and the 1:100 f lood level  of  2.6AHD and 

the 100 year design recurrence of  2.95AHD. 
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I t  is  not  considered that  f looding is a matter for  concern relat ing to the subject  

s i te. 

 

 

Water Cycle Management 
 

A report  has been prepared by BMT WMB deal ing with the Hydrologic and 

stormwater qual i ty invest igat ions undertaken for  the proposed residential  

subdivis ion.  The report  notes that the stormwater qual i ty management strategy 

incorporated in the proposal  fo l lows the requirements of  the Hearnes Lake/Sandy 

Beach DCP – Appendix 2.    

 

The strategy incorporates treatment measures in ser ies to capture,  convey and/or 

f i l ter  s tormwater pr ior to discharge into the receiving waters.   The stormwater 

qual i ty  management measures include f i l ter  str ips,  vegetated swales,  a combined 

bioretent ion/detent ion basin,  ra in gardens and rain water tanks to manage common 

stormwater pol lutant loads. 

 

The proposed stormwater qual i ty management strategy was also configured and 

s ized conceptual ly  using MUSIC sof tware and compare against  the “modi f ied 

source” and conveyance control  t reatment strategy”.   The measures are 

considered to not only meet the standards set in the Hearnes Lake/Sandy Beach 

DCP – Appendix 2 but to achieve a level  of  treatment that  exceeds current  best  

pract ice. 

 

The Hearnes Lake/Sandy Beach DCP indicates that  a 50m buffer should be 

provided between a proposed development and a SEPP 26 Li t toral  Rainforest  

boundary for  the protect ion of  water qual i ty.   The subject  s i te would be separated 

f rom the development by an ephemeral  wetland that  intermit tent ly captures and 

stores runoff  pr ior  to inf i l t rat ion/evaporat ion.  The ephemeral  wet land would 

therefore intercept runoff  from the development s i te prevent ing i t  f rom f lowing into 
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the SEPP 26 Li t toral  Rainforest .   To minimise the potent ia l  for  e levated loads of  

s tormwater pol lutants to be conveyed to the ephemeral wet land, a ser ies of  

rainwater  tanks, vegetated swales and rain gardens are proposed along the rear of  

Lots 1 – 10.  I t  is considered that the proposed measures in this  area would 

effect ively perform the ro le of  water  qual i ty buffer  for  the ephemeral wet land. 

 

I t  is  considered that the proposal meets the requirements of  the Hearnes 

Lake/Sandy Beach DCP – Appendix 2 and exceeds best pract ice. 

 

Heritage 
 

A report  has been prepared by Jacquel ine Col l ins deal ing wi th Abor ig inal  Cultural  

Her i tage for  the s i te.   The s i te is  does not  contain any l is ted European Her i tage 

I tems nor has a survey of  the s i te shown any matters of  s igni f icance in terms of  

European Heri tage. 

 

To fur ther assess cul tural  her i tage values and determine whether any previously 

unident i f ied s i tes/places of  s igni f icance would be af fected by the subdivis ion 

proposal,  consul tat ion was undertaken wi th the registered Abor ig inal  Stakeholders,  

inc luding a f ie ld reconnaissance wi th Mudjay Elders Steven Hart  and Terry 

Carberry on the 7th of  November 2007. Apart  f rom the lagoon with in proposed Lot 

28, no s igni f icant s i tes/places or at tachments were reported in the study area 

i tsel f .   Steven Hart  and Terry Carberry advised that their  pr imary concern wi th 

respect to the proposed development l ies in i ts  potent ia l  to adversely af fect  

Hearnes Lake and i ts resources. These Stakeholders regard Hearnes Lake to be 

part  of  their  ‘Dreaming’ .   The foredune beyond the study area’s south-eastern 

corner was also assessed to have a high level  of  potent ia l  cul tural  sensi t iv i ty.  

However,  the subject  sect ion of  dune is  covered by an exist ing bungalow and i ts 

associated yard and would be nei ther d irect ly nor indirect ly af fected by 

development of  Lot  21.   
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A f ie ld survey and assessment of  an area that included Lot 21 was undertaken by 

the consultant with the assistance and input of  CHLALC and Yarrawarra Abor ig inal  

Corporat ion/Garby Elders representat ives in 2004. These Stakeholders advised 

that  fur ther f ie ld survey of  Lot  21 was not warranted or required,  and that  they 

endorsed the 2004 recommendation for  subsurface invest igat ion of  the level  

terminal  end of  the Lot 21 r idge crest .  

 

Given that  they were not involved in the 2004 f ie ld survey or  assessment,  a 

general  f ie ld inspect ion of  Lot 21 was conducted with Mudjay Elders Stakeholders 

Steven Hart  and Terry Carberry on the 7th of  November 2007. As a resul t  of  th is  

inspect ion, Steven Hart  and Terry Carberry concluded that Lot 21 would be 

unl ikely to contain s igni f icant  archaeological  s i tes owing to the c lose proximity of  

sensi t ive dune landforms.  The inspect ion undertaken wi th the Mudjay Elders 

confirmed that  exposure and v is ib i l i ty  condit ions have not improved since 2004, 

and that  any fur ther detai led survey of  Lot  21 would be s imi lar ly unproduct ive and 

arr ive at  the same conclusions and management recommendat ions as previously 

reached.   

 

An identi f ied natural  mythological  s i te (#22-1-232) extends into the north-eastern 

corner of  Lot 21. This area comprises a back-barr ier  lagoon, which along wi th i ts  

surrounding wet lands and banks would be rehabi l i tated and preserved as an area 

of  Environmental ,  Habi tat  and Catchment Protect ion (proposed Lot 28) wi th in the 

resident ia l  subdivis ion context .    Abor iginal  Stakeholder advice indicates that the 

s igni f icant values at tached to this  s i te would not be compromised providing 

proposed Lot 28 is  spared any direct  or  indirect  development dis turbance or 

contamination. 

 

With the possible exception of  the lagoon/wet land to be preserved wi thin proposed 

Lot 28, the study area has been c leared of  i ts  or ig inal  vegetat ion and no longer 

of fers f lora or  fauna of Aboriginal  resource use value. However,  Hearnes Lake to 

the south has been associated with histor ical  camping and the on-going use of  

wi ld resources,  and is held to be a s igni f icant  landscape feature in i ts  own r ight .   
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Preservat ion of  the cul tural  her i tage values of  Hearnes Lake wi l l  be cont ingent 

upon the minimisat ion or  avoidance of  pol lut ion ef fects associated wi th the Lot  21 

development.   

 

The s i te #22-1-234 ar tefact  scatter  recorded on a r idge crest 500 metres north-

west of  Lot 21 is  considered l ikely to be associated wi th transi t  act iv i t ies.   The 

existence of  th is  s i te raises the possibi l i ty  that  addi t ional  undetected artefact  

scat ters could occur along other reasonably level  and intact  sect ions of  the same 

r idgel ine.   This r idgel ine extends through Lot 21 and terminates near the southern 

bank of  the lagoon/wet land, which forms part  of  a registered natural  mythological  

s i te (#22-1-232).  

 

Owing to the gradient of  most of the r idgel ine and European modif icat ions that  

have occurred,  only the level  terminal  end (which has been cleared and supports 

grass cover and some smal l  regrowth trees) is  considered to have any substant ial  

archaeological  potent ia l .   This potent ial  was recognised in 2004, when i t  was 

recommended that the subject sect ion of  crest be fur ther invest igated to determine 

i ts  archaeological  s tatus. Given the erosional soi l  condit ions, i t  was suggested that 

th is  invest igat ion could be ef fect ively achieved by ‘scraping of f ’  the grass cover 

wi th a sui table machine to reveal  the ground surface and faci l i tate a more 

thorough inspect ion.   

 

This invest igat ion was undertaken dur ing February 2009. The stakeholders advised 

that  their  cul tural  concerns have been sat isfactor i ly  addressed and that  the 

development be al lowed to proceed without fur ther Abor ig inal  cul tural  her i tage 

constraints.  

 

I t  is  considered that the proposal appropriate ly addresses the Aboriginal  and 

European Cul tural  Her i tage of  the s i te.



 
 
 
 
 

  26 

 

  
 
 

 

 

 

Flora and Fauna 
 

A Flora and Fauna report  has been prepared for  the development by Eco Logical  

Austral ia dated July 2007.   

 

The data search for  TSC Act and EPBC Act threatened species,  populat ions and 

communit ies produced a tota l  of  52 threatened fauna species and 16 threatened 

plant species known to occur,  or considered l ikely to occur,  in the study area (note 

that  f ish,  sea birds,  mar ine mammals and marine rept i les were excluded from this 

search).  These species are l is ted, wi th those considered l ikely or  potent ia l ly to 

occur on,  or  ut i l ise,  the subject  s i te (based on f ie ld-based habitat  assessment) ,  

h ighl ighted in bold. 

 

A tota l  of  124 plant  species was recorded dur ing a traverse of  the subject  s i te.  In 

comparison, JWA (2003) recorded 81 species.  Of these, 32 (26%) were introduced 

species,  the major i ty of  which were recorded in Areas 1 and 2.  A l is t  of  plant  

species recorded on the subject  s i te,  and the assessment area in which they were 

recorded, is  provided.  Note that  i t  is  l ikely that  not  al l  p lant  species present on 

the subject s i te were recorded, a l though the l ikel ihood is  low consider ing that 

some level  of  f lora survey has now been carr ied out on the subject s i te across al l  

seasons. 

 

A thorough search of  the subject s i te located one threatened plant species, Austral  

Toadf lax Thesium austra le .    A subsequent detai led search for  Austral  Toadflax on 

the subject s i te revealed approximately 700 plants in eight  discrete patches in the 

south-eastern sector of  the s i te. 

 

The fo l lowing four Endangered Ecological  Communit ies (EECs) were recorded on 

the subject s i te: 
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1. Swamp sclerophyl l  forest  on coastal  f loodplains of  the NSW North Coast,  

Sydney Basin and South East Corner bioregions (SSF EEC).  This EEC is 

represented on the subject  s i te by community 3.2.4.1 Broad- leaved 

Paperbark Forest.  

2. Freshwater wet lands on coastal  f loodplains of  the NSW North Coast,  Sydney 

Basin and South East Corner bioregions.  This EEC is represented on the 

subject s i te by Freshwater  Wetland. 

3. L i t toral  Rainforest  in the NSW North Coast,  Sydney Basin and South East 

Corner bioregions. This EEC is represented on the subject s i te by Li t toral  

Rainforest  Regenerat ion. 

4. Sub-tropical  Coastal  Floodplain Forest  of  the NSW North Coast b ioregion 

(SCFF EEC).  This EEC is represented on the subject  s i te by Forest  Red 

Gum /  Broad- leaved Paperbark /  Swamp Oak /  Swamp Box Remnant Forest .  

 

The subject s i te contains potent ia l  habi ta t  for  26 threatened fauna species,  as 

l is ted.  The remnant vegetat ion communit ies may provide foraging and shelter  

habi tat  for  some of  the threatened species that  are considered l ikely to occur 

there,  but the subject s i te supports very few, i f  any, hol low-bear ing trees.  The 

s i te ’s  value as roost ing and breeding habi tat  for  hol low-dependent species is ,  

therefore,  negl igible.  However,  the s i te may provide seasonal  foraging for  mobi le 

hol low-dependent species in the local  area. 

 

One threatened fauna species,  Wal lum Froglet Crinia t innula,  was recorded on the 

subject  s i te.  Approximately s ix indiv iduals were heard cal l ing in and adjacent to 

the freshwater  wet land in the eastern sector  of  the subject  s i te. 

 

Examinat ion of  the trunks and the ground beneath the crowns of  Koala food trees 

on the subject  s i te fai led to locate Koala scratches or  scats.  No koalas were 

recorded dur ing fauna survey. Lunney et al .  (1999) reports that koala records are 

concentrated in the south-east of  Coffs Harbour Shire, wi th a s igni f icant drop-off  in 

Koala numbers north from Korora on the coastal  s tr ip.  I t  is  therefore considered 
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that  the subject  s i te const i tutes very low qual i ty  Koala habi tat ,  a l though i t  does 

support  known Koala food trees. 

 

The report  concludes that a number of  threatened species and communit ies were 

identi f ied on the subject s i te.   An assessment of  the potent ia l  impact upon these 

species and communit ies of  a proposed residential  subdiv is ion concluded that  a 

number of  amel iorat ive measures were required in order to meet ecological  

object ives for the s i te.  

 

I t  is  considered that the proposed measures wi l l  ensure the protect ion, pers is tence 

and ongoing viabi l i ty  of  those threatened species and communit ies known to occur 

wi th in and adjacent to the subject  s i te. 

 

 

Justif icat ion for the Project 
 

The background studies and s i te invest igat ions have al l  had a signi f icant inf luence 

in guiding and shaping the outcome of the proposed development.  

 

The proposal  is  consistent with the re levant Commonwealth and State Legis lat ion,  

SEPP SL, SEPP 71, SEPP Major  Projects,  North Coast Regional  Strategy, CHCC 

LEP’s and the Draf t  Amendment 29. 

 

This EA demonstrates that  the proposal  is  consistent  wi th the planning framework 

and housing wi th in a rapidly growing community.   The EA addresses key 

environmental  issues re lat ing to f looding impacts,  water  qual i ty,  f lora and fauna, 

bushf ire r isk and cul tural  her i tage.  The Project  del ivers an environmental ly  

responsible and sustainable outcome that  successful ly addresses each of  these 

inter-related environmental ,  social ,  community and economic issues. 
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1.0 INTRODUCTION 

1.1 Background 
 

Coffs Harbour Ci ty Counci l  rezoned much of the subject  land 

as Resident ia l  2(E) on 20 Apr i l  2000 releasing what was 

formerly grazing lands for  urban use.  The NSW Government 

gazetted State Environmental  Planning Pol icy (Major  Projects)  

2005 on 25 May 2005 which ident i f ied any subdivis ion 

compris ing more than 25 lots outs ide of  the metropol i tan area 

as being a Major Project .    

 

The subject land has been used for  grazing for  more than 50 

years and was purchased by the current  owners BBK 

Development Corporat ion Pty Ltd ATF BBK Development 

Trust ,  BBK Development Corporat ion Pty Ltd ATF BBK 

Investment Trust ,  Barry France, Kerry Shambly and Barry 

Mann in 2003.   

 

The proposal  is  a Part 3A project under the provis ions of  

State Environmental  Planning Pol icy (Major  Projects) 2005 

(SEPP Major Projects)  and the Minister  is  the consent 

author i ty.    

 

The appl icat ion is  for  the resident ia l  subdivis ion of  the land 

known as Lot 21 DP714858 Hearnes Lake Road, Woolgoolga.  

This development wi l l  involve a Torrens t i t le  res identia l  

subdivis ion compris ing 43 al lotments (41 residential  

a l lotments) and is  proposed to be constructed in one stage 

but re leased in f ive stages.   

 

Stage 1 wi l l  comprise 10 al lotments,  9 being residentia l  

a l lotments varying in s ize from 537m2 to 1,031m2 and an 

al lotment contain ing the stormwater management 

infrastructure (Lot 10) Lot 10 is  proposed to be dedicated to 

CHCC.  Stage 2 wi l l  compr ise 5 resident ia l  a l lotments varying 

in s ize from 711m2 to 842m2. Stage 3 wi l l  comprise 8 
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resident ia l  a l lotments varying in s ize from 665m 2 to 715m2.   

Stage 4 wi l l  comprise 11 al lotments being 10 residentia l  

a l lotments varying in s ize from 712m2 to 1,093m2 and an 

al lotment contain ing a proposed Environmental  Protect ion 

7(a)  zoned land and i ts  buffers (Lot 28).   Stage 5 wi l l  

compr ise 9 resident ia l  a l lotments varying in s ize from 695m2 

to 1,060m2.   

 

Those parts of  the s i te which are environmental ly constra ined 

land are proposed to undergo long term environmental  

rehabi l i tat ion to provide a high qual i ty  set t ing for  the 

development and to enhance the environmental  and 

recreat ional values of  the si te and i ts  local i ty.    The ent i re 

development has been designed to minimise environmental  

impact wi th the use of vegetated swales, bio- f i l ters,  ra in-

gardens and bio-retent ion basins to prevent pol lutants f rom 

enter ing Hearnes Lake and to manage the f low of  water 

leaving the s i te.   Al l  areas of  environmental  s igni f icance on 

the s i te have been identi f ied and protected in a s ingle lot  ( lot  

28). 

 

Access to the si te wi l l  be from Hearnes Lake Road and then 

to the Pacif ic  Highway.  However, in the longer term access 

wi l l  be via a col lector  road from Hearnes Lake Road to 

Bosworth Road once resident ia l  development ut i l is ing 

Hearnes Lake Road has achieved a threshold. 

 

The s i te is  able to be adequately serviced for sewer,  town 

water ,  power and te lecommunicat ions.  Sewer is  to be 

extended along Hearnes Lake Road from the exist ing r is ing 

main on the Paci f ic  Highway.  The sewer wi th in the 

development wi l l  be gravi ty fed to this  sewer extension in 

Hearnes Lake Road.  Ret iculated water wi l l  be provided by a 

new water main la id wi th in the Hearnes Lake Road Reserve 

and connected to the exist ing main on the western s ide of  the 

Paci f ic Highway. 
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The appl icat ion is  a project appl icat ion and the staging is  only 

intended to faci l i tate the release of  the land over t ime. 

 

1.2 Application History 
 

Coffs Harbour Ci ty Counci l  (CHCC) rezoned the subject  land 

from Rural  to Resident ia l  2E under the provis ions of  the   

CHCC Local Environmental  Plan 2000(LEP 2000).   The 

Resident ia l  2E Tour is t Zone aims to provide for  tour is t  

accommodat ion and recreat ional land uses. 

 

On 26 November 2003 BBK lodged a Master plan appl icat ion 

wi th the then Minister for  Infrastructure, Planning and Natural  

Resources under the provis ions of  State Environmental  

Planning Pol icy No: 71 (SEPP 71) for  a resident ia l  beachside 

community.   The proposal comprised a mix of  t radi t ional  

Torrens t i t le  lots,  medium density,  tour is t  accommodation and 

recreat ional  fac i l i t ies. 

 

The Master p lan appl icat ion was refused by the Minister  on 20 

July 2005 on a var iety of  grounds, the not least  of  which 

being, that the Master p lan proposed development beyond the 

boundar ies of  the s i te.   The main focus of  the reasons for 

refusal  re lated to the Hearnes Lake ICOLL and that  

insuf f ic ient study and informat ion was avai lable to determine 

the impacts of  the proposed development on th is  sensi t ive 

system. 

 

On 8 December 2005 CHCC adopted a new DCP which 

appl ied to the s i te known as the Hearnes Lake/Sandy Beach 

Development Control  Plan.   The DCP covered a broad area 

which inc luded the subject s i te but inc luded speci f ic  s i te 

densi ty requirements for  the subject  s i te of  49 lots. 

 

CHCC exhibi ted draf t  Amendment 29 to the CHCC LEP on 6 

February 2006 which proposed to rezone part  of  the land from 

Resident ia l  2E Tour is t Development to Environmental  
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Protect ion 7A.  This amendment has not been gazetted and 

does not appear to have progressed since exhibi t ion. 

 

Fol lowing lengthy consul tat ion with CHCC, BBK lodged a 

Staged development appl icat ion for the subdivis ion of  the 

land into 24 lots in the f i rst  stage and a long term concept 

p lan for  the redevelopment of  the s i te on 16 June 2006. 

 

On 4 July 2006 CHCC wrote to the appl icant ra is ing concerns 

wi th the adequacy of  the appl icat ion submit ted and advised 

that  i t  would not  begin the not i f icat ion process unt i l  the 

inadequacies had been addressed.  A prolonged per iod of  

correspondence was entered into between the Counci l  and the 

appl icant  on var ious aspects of  the appl icat ion. 

 

The submission of  the draf t  Amendment 29 to the Minister  

in i t iated a study undertaken on behal f  of  the Department of  

Planning by Sainty and Associates Pty Ltd to consider and 

identi fy high conservat ion lands re lat ing to 3 major  

developments in the immediate v ic ini ty.   The resul t ing Sainty 

Report  recommended speci f ic  buffers on the subject s i te.  

 

A subsequent review of the Sainty report  was prepared by Eco 

Logical  Austral ia which chal lenges aspects of  the Sainty 

Report  and recommends al ternate buffers for the s i te.  

 

In Apr i l  2007 Mersonn Pty Ltd was retained by BBK to review 

the Staged Development Appl icat ion before CHCC.  Mersonn 

wrote to the Minister  under the provis ions of  Clause 6 of  Part  

3A of the Environmental  Planning and Assessment Act to 

confi rm that the appl icat ion should in fact  fa l l  wi thin the 

provis ions of  Schedule 2 of  the SEPP which descr ibes forms 

and scale of  developments that  qual i fy  as Major Projects on 

speci f ied si tes.  SEPP (Major  Projects)  was gazetted on 25 

May 2005 and identi f ies which types of  development are 

considered state signi f icant development.   The proposal was 

bel ieved to qual i fy  as a Major Project  under Schedule 2 by 
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v i r tue of  the fact  that  i t  occurs wi th in a Coastal  Area and 

involves subdiv is ion of  land in a resident ia l  zone into more 

than 25 lots (Schedule 2,  Cl .1 (1)  ( i )) .  

 

The appl icant wrote to the Department of  Planning request ing 

the Director  General ’s requirements for  the project .   The 

appl icant received the Director-General ’s  requirements in 

accordance with the provis ions of  SEPP (Major Projects)  on 

24 August 2007.  A copy is  at tached in Appendix 1. 

 

This Environmental  Assessment has been prepared to 

address these requirements. 

 

The Staged development appl icat ion before CHCC has been 

wi thdrawn by the appl icant.  
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2.0 SITE ANALYSIS 

 

2.1 Property Description and Area 

 
The subject s i te compr ises an i rregular  shaped parcel  of  land 

descr ibed as: 

•  Lot  21  DP 714858 

 

The s i te occupies approximately 5.54ha of  land bounded by 

Hearnes Lake Road to the south,  an exist ing residentia l  

subdivis ion and pasture land to the north and west,  and 

Coastal  L i t toral  Forest  and the Paci f ic  Ocean to the east .    

 

 

Boundary Dimensions 

North 335m 

North-West 75m 

South-West 172m 

South 151m 

South-East 115m 

North-East 106m 

 

 

 

To the north are three pr ivately owned residential  al lotments 

wi th access to Hearnes Lake Road via separate access 

handles which abut the western boundary of  the subject  s i te.   

This can be seen on the fo l lowing aer ia l  photograph. 
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The s i te r ises approximately 16m from the southern-western 

boundary adjo in ing Hearnes Lake Road RL4.0 to a low knol l  in 

the central  northern part  of  the s i te which is general ly  at  

RL20.0.  Hearnes Lake Road r ises from west to east f rom 

RL4.0 to RL9.0. 
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The s i te s lopes west,  south and east  from the central  northern 

knol l  general ly between 5 and 10% with l imited steeper s lopes 

east  where i t  fa l ls  to the Li t toral  Forest .  

 

The land is general ly  c leared grazing land wi th the exception 

of  the vegetated lands on the eastern boundary of  the s i te.   

Two dwel l ings current ly occupy the f lat  area on the crest  of  

the knol l .   An unsealed dr iveway services the dwel l ings wi th 

access from Hearnes Lake Road. 

 

 

2.2 Location and Context 
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The subject s i te is  located approximately two k i lometres south 

of  the Woolgoolga Town Centre on the eastern s ide of  the 

Paci f ic  Highway.  The subject s i te is  located 400m east of  the 

Paci f ic Highway and Hearnes Lake Road intersect ion.  

Hearnes Lake Road is  current ly the only vehicular  access to 

th is  area.  A future col lector  road is  proposed to minimise 

local  tr ips on the Paci f ic  Highway but Counci l  p lanning 

instruments make provis ion for  an increase in 80 dwel l ings 

before construct ion of th is  Col lector  Road is required. 
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The proposed collector road is shown dotted to the west 
of the subject site. 

 
 

2.3 Surrounding Land Uses and Services 
 

The subject  s i te is  located on the southern edge of  the 

township of  Woolgoolga.  I t  is  separated from the 

exist ing residential  development to the north by land 

zoned and used for industry.   However,  the land to the 

immediate north of  the s i te (and i ts  adjo in ing 

residences) is  an estuar ine wet land system.  

Immediately to the south of  the s i te is  the Hearnes 

Lake ICOLL ( Intermit tent ly Closed and Open Lake or  

Lagoon).   A smal l  area of  land to the west of  the ICOLL 

is used as a caravan park so that future residential  

land south of  the Woolgoolga township is  l imi ted in 

supply. 

 

The subject  s i te forms part  of  a larger re lease area 

zoned 2E Resident ia l  Tour is t  most of  which l ies to the 
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west and north-west of  the subject s i te.   This larger 

area has been the subject  of  Prel iminary Assessment 

under Part  3A for  the s i te known as Lot 4 DP612977 1 

Hearnes Lake Road for  a subdivis ion of  Residential  

Tour is t  2E land into approximately 90 lots.   Whi le the 

Director  General ’s  requirements were issued in October 

2006 no Part  3A appl icat ion has been submit ted. 

 

The land to the south of  Hearnes Lake is  the subject  of  

a Prel iminary Assessment under Part  3A for the s i te 

known as Lot 2 DP813954 Sandy Beach North for  a 

subdivis ion of  Resident ia l  Tour ist  2E and Resident ia l  2 

A land into approximately 300 lots.   Whi le the Director 

General ’s  requirements were issued in October 2006 

no Part  3A appl icat ion has been submit ted. 

 

 

The land to the west of  the subject  s i te beyond the 

Paci f ic  Highway is  zoned rural  and has extensive 

ter t iary habi tat  reservat ions. 

 

 

2.4 Site Conditions 
 

The s i te has been s igni f icant ly al tered from that  which 

would have or iginal ly  existed as a resul t  of  50 years of 

grazing.   A knol l  dominates the north sector whi le the 

land fa l ls  steeply to the ephemeral  wet land in the 

north-east  and the Li t toral  Forest  beyond.  The western 

and southern port ion of  the land has been modi f ied 

over t ime through drainage and earth works but  

general ly presents as gent ly s loping c leared grazing 

lands.   
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View from the top of the knoll  looking south.  The 
tree l ine in the distance shows the alignment of  
Hearnes Lake Road. 
 

 
View from the knoll  looking north-east at the 
ephemeral wetland and l it toral forest beyond. 
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Two dwel l ings have been constructed on the land near 

the f lat ter  sect ion at  the top of  the knol l .   The houses 

are in c lose proximity to the dwel l ings on the adjoin ing 

s i tes to the north which al l  take advantage of  th is  h igh 

ground and the sweeping views i t  provides of the 

ocean. 

 

 
Two existing dwell ings at  the top of the knoll  on the 
northern part  of  the site 
 

 
Adjoining dwell ings to the north 
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Hearnes Lake Road, which forms the southern 

boundary to the s i te,  becomes an unsealed road from 

the south-western corner of  the s i te.   The road 

becomes a track giv ing access to the permissive 

tenancies on the Crown Land beyond.  

 

 
View west along southern boundary and Hearnes 
Lake Road extension. 
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View west from the south-western corner toward the 
sealed port ion of Hearnes Lake Road. 
 

 

The western boundary of  the s i te adjoins the dr iveways 

and access handles of the dwel l ings located to the 

north of  the subject  s i te. 
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The s i te has been most ly c leared over t ime and aside 

f rom a few scattered shade trees the only s igni f icant 

vegetat ion is  l imited to the eastern edge of  the si te on 

the downhi l l  s lopes. 

 

 
Remnant vegetation on east facing slopes. 
 

2.4.1 Meteorological data 
 

The c l imate of  which appl ies to the subject  s i te is  

c lassi f ied as having warm humid summers and mainly 

rel iable rainfal l  in  summer.1  Rainfal l  is  seasonal wi th 

winter /spr ing having the least  rain and summer/autumn 

the most.   Mean rainfa l l  var ies from a minimum of 

61mm in September to a maximum of 243mm in March 

wi th an annual  average of  1668mm.  The number of  

raindays throughout the year is  4 – 10 per month, wi th 

an annual total  of  85.8 days.  These are long term 

averages and do not ref lect  the typical  drought/ f lood 

cycle of  the Austral ian weather pat tern. 
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The warmest months are December,  January and 

February with mean dai ly temperatures of 

approximately 260C.  June, July and August are the 

coldest months with mean dai ly minimum temperatures 

of  approximately 7.50C.   

 

The nearest meteorological  moni tor ing stat ion is  Coffs 

Harbour Meteorological  Off ice 14km to the south-east 

of  the subject s i te.   On an annual basis the 

predominant winds in the area are from the south-west 

sector  with speeds of  between 20 and 30km/hr.   Winds 

f rom the north in excess of  10km/hr (most l ikely to 

increase any ef fect  f rom the industr ia l  development to 

the north were restr ic ted to around 5% of  the t ime. 

 

2.4.2 Topography 
 

The s i te contains a high point  in the central  north wi th 

an RL20.  The land plateaus somewhat to the west but 

then fa l ls  to the west,  south and east .   A low spur 

occurs on the eastern boundary forming the drainage to 

the ephemeral wet land to the north-east.  

 

The gradients across the major i ty of  the s i te are 

general ly  qui te gent le and in the 0 – 15% range.  The 

greater  s lopes of  up to 30% occur on the eastern s ide 

of  the property and form the drainage towards the 

ephemeral  wet land.   

 

The land drains natural ly to the eastern catchment and 

to a secondary catchment in the south-western corner.  

 

 

2.4.3 Geomorphology 
 

                                                                                                                                         
1 Bureau of Meteorology (1991) Climatic Survey, New South Wales, AGPS Canberra 
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The s i te forms part  of the Megan Soi l  Landscape, an 

erosional  landscape of  ro l l ing hi l ls  based on 

Carboni ferous metasediments of  the Coffs Harbour 

Associat ion.  2  The metasediments have decomposed to 

produce strongly acid ic  podzol ic  soi ls  which are 

character ised by erodable hard sett ing soi ls.   These 

are typical ly  s i l ty  c lays in the upper s lopes wi th the 

lower slopes typical ly compr is ing high plast ic i ty c lays 

over la in with a s i l ty surface layer. 

 

Accessible stone mater ia l  is  largely restr ic ted to 

later i te gravel  and poor ly cemented angular f ragments 

of  mudstone and shale.   The land is  dominated by 

c leared grasslands much of  which appears to be 

ploughed and grazed in the past.  

 

2.4.4 Flooding and Coastal 

Inundation 
 

The natural  drainage pathways wi th in the s i te are 

directed by the central  r idge through the s i te.   

Approximately,  60% of the runoff  is  d irected west and 

south into an exist ing table drain in Hearnes Lake 

Road.  This table drain conveys water wester ly to a box 

culvert that drains to Hearnes Lake.  Approximately,  

30% of runoff  is  d irected to an ephemeral  wet land 

located adjacent to the SEPP 26 Li t toral  Rainforest.   

The remaining 10% drains over land in a norther ly 

d irect ion to the adjoin ing propert ies.3 

 

Coastal  inundat ion is  the f looding of  coastal  lands by 

ocean waters dur ing severe storm events.   Elevated 

st i l l  water  levels ar ise from wind setup, barometr ic  

setup and wave setup.  Indiv idual  waves cause fur ther 

                                                      
2 Jacqueline Collins; Development Control Plan Hearnes Lake, NSW Mid-north Coast Aboriginal Heritage 
Assessment 2004 p4. 
3 WBM Oceanics Australia; 45 Hearnes Lake Road, Woolgoolga 2006 p3. 
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temporary water  level increases due to wave run-up or 

uprush.  The wave run-up value calculated by 

Patterson Br i t ton and Partners for the local  condit ions 

is RL 5.8m AHD.4  At the subject property exist ing dune 

levels seawards of  the proposed development are 

RL9m AHD.  Consequently,  the coastal  inundation 

hazard for  the subject property is  considered to be 

negl igib le for  the 100 ARI storm event.5  Consequent ly,  

no minimum habi table f loor levels are required from the 

point  of  coastal  inundat ion. 

 

 

 

 

2.4.5 Soil Types and Properties 
 

General ly the si te presents as sui table land for  

resident ia l  development wi th substrata typical ly  a s i l ty  

c lay soi l .   The c lays are considered to be moderately 

react ive and warrant a s i te c lassi f icat ion of  Class M 

(A.S.2870) for  resident ia l  bui ld ing work.   The lower 

s lopes tend to compr ise an accumulat ion of erosion 

mater ia l  resul t ing in a s i l ty  surface which readi ly  takes 

up water  becoming wet and soft  af ter  prolonged wet 

per iods.  However,  s i te development drainage works 

would modify th is  c lassi f icat ion.6 

 

Most of  the land has been used for grazing purposes 

which is  not  considered to pose any s igni f icant  r isk of  

contamination to the soi l .   The Coffs Harbour Ci ty 

Counci l  mapping of  former banana plantat ions indicates 

that  there have been no banana plantat ions east  of  the 

highway in th is  area. 

 

                                                      
4 Patterson Britton and Partners; 45 Hearnes Lake Road, Woolgoolga Coastline Hazard Definition and 
Lake Entrance Processes. 2004 p63. 
5 Ibid. 
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The Soi l  Conservat ion Service 1:25000 Moonee Beach 

Map ident i f ies the ephemeral  wet land in the north-east 

of  the s i te as an estuar ine swamp with high probabi l i ty 

of  acid sulphate soi ls  occurr ing wi th in 1m of  the 

surface.  I f  th is  area is  reta ined, undeveloped, as a 

wet land then th is  occurrence would be ir re levant.  

 

Homes notes two areas of  s lope r isk on the eastern 

part  of  the s i te where a steep escarpment has formed 

along the former shorel ine.7  The sea eroding the toe of  

th is  r idge has caused col lapse of the s lope to form the 

steep escarpment and the shorel ine has then receded 

wi th t ime.  Weaker beds in the escarpment have 

s lumped forming a moderately unstable zone in a 

l imited area whi le most of  this  s lope is  designated as 

low r isk of  s lope instabi l i ty provided good pract ices of  

h i l ls ide construct ion are observed.  Signi f icant  

earthworks and publ ic roads should avoid th is  

topography,  lots should run up and down the s lope and 

drainage should be devised to avoid ponding water on 

or  above the s lope.8 

 

 

 

2.4.6 Ecological Information 
 

Flora  
A total  of  124 plant  species were recorded dur ing a 

t raverse of the subject  s i te of  which 32 (26%) were 

introduced species.9  Whi le the s i te is  considered to 

contain potent ial  habi tat  for  seven threatened plant  

species only one, Austral  Toadflax Thesium austra le  

has been ident i f ied.10 A detai led search of the s i te 

                                                                                                                                         
6 Holmes and Holmes Geotechnical Assessment for Proposed Residential Development at Hearnes 
Lake, Woolgoolga 2003 p4. 
7 Ibid. p6 
8 Ibid. p7. 
9 Eco Logical Australia Pty Ltd 45 Hearnes Lake Road, Flora and Fauna Assessment July 2007 p11 
10 Ibid. p11 
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revealed approximately 700 plants in 8 discrete 

patches in the south-east  of  the s i te. 

 

Six vegetat ion communit ies have been identi f ied on the 

s i te.   More than 80% of the s i te is  s lashed Kangaroo 

Grass/Broad-leaved Paspalum/Pigeon Grass Grassland 

created through the removal  of  the over storey and the 

management of  the land as grazing.   This community is  

not considered to be of  conservat ion signi f icance 

however in l imited areas i t  does const i tute habi tat  for 

the threatened plant  Thesium austra le .11  The 

remaining 5 communit ies occur on the eastern part  of  

the s i te in the vic in i ty of  the freshwater  Ephemeral  

Wet land and are descr ibed by Eco Logical  Austral ia12.  

 

A tota l  of  four  Endangered Ecological  Communit ies 

were recorded on the subject  s i te al l  in  the eastern 

sector .  These are l is ted as Broad- leaved Paperbark 

Forest ,  Freshwater  Wet land, L i t toral  Rainforest  

Regenerat ion and Forest  Red Gum/Broad-leaved 

Paperbark/Swamp Oak/ Swamp Oak Remnant Forest .13 

 

Fauna 
The subject  s i te contains potent ia l  habi tat  for  26 

threatened fauna species but because of  very few 

hol low-bear ing trees the si te is  considered sub-optimal 

habi tat  for  mirochiropteran bats.14  One threatened 

fauna species,  Wal lum Froglet  Crinnia t innula  was 

recorded on s i te in the freshwater wet land.15 

 

No koalas nor scratches or  scats were recorded on 

s i te.   The subject  s i te is  considered to const i tute very 

low qual i ty koala habitat .16 

                                                      
11 Ibid. p15 
12 Ibid. p15 
13 Ibid. p15 
14 Ibid. p16 
15 Ibid. p16 
16 Ibid p18 
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2.4.7 Acoustic Environment 

 
The proposed si te is  located approximately 380m from 

the Pacif ic  Highway at i ts  c losest boundary (west) .     A 

Road Traf f ic  Noise Assessment has been carr ied out 

for  the future residentia l  s i te wi th noise moni tor ing 

undertaken and Road Traf f ic  Noise Model l ing to predict  

noise levels.17  The study showed that  noise levels on 

the western boundary of  that  s i te did not  exceed 

50dBA.18  The study included considerat ion of  the RTA 

Sapphire to Woolgoolga Paci f ic  Highway Upgrade and 

the re levant f igures are annexed to the report  by 

Heggies.   Consequent ly,  the subject s i te which has i ts  

nearest boundary more than double the distance further 

east is  not considered to be adversely ef fected by 

Road Traf f ic  Noise. 

 

2.4.8 Improvements and Services 
 

The s i te current ly accommodates two dwel l ings located 

in the northern part  of  the s i te making use of  the low 

knol l  to gain views.  An unsealed dr iveway provides 

access to the dwel l ings from the unmade port ion of  

Hearnes Lake Road. 

 

The si te is  not  sewered nor is  i t  provided wi th 

ret iculated water  services.  Power and te lephone are 

current ly provided to the s i te. 

                                                      
17 Heggies, Hearnes Lake Road Road Traffic Noise Assessment.  2008 p8 
18 Ibid. P10 
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3.0 PROJECT  DESCRIPTION 

3.1 Introduction 
 

The appl icat ion is  for  the resident ia l  subdivis ion of  the land 

known as Lot 21 DP714858 Hearnes Lake Road, Woolgoolga.  

This development wi l l  involve a Torrens t i t le  res identia l  

subdivis ion compris ing 43 al lotments (41 residential  al lotments)  

and is  proposed to be constructed in one stage but re leased in 

f ive stages.   

 

Stage 1 wi l l  comprise 10al lotments,  9 being resident ia l  

a l lotments varying in s ize from 537m2 to 1,031m2 and an 

al lotment contain ing the stormwater management infrastructure 

(Lot 10) Lots 10 is  proposed to be dedicated to CHCC.  Stage 2 

wi l l  comprise 5 resident ia l  a l lotments vary ing in s ize from 

711m2 to 842m2. Stage 3 wi l l  comprise 8 residentia l  a l lotments 

varying in s ize from 665m2 to 715m2.   Stage 4 wi l l  comprise 11 

al lotments being 10 residential  al lotments varying in s ize from 

712m2 to 1,093m2 and an al lotment contain ing a proposed 

Environmental  Protect ion 7(a)  zoned land and i ts  buffers (Lot 

28).   Stage 5 wi l l  comprise 9 resident ia l  a l lotments varying in 

s ize from 695m2 to 1,060m2.   

 

The appl icat ion is  a project appl icat ion and the staging is  only 

intended to faci l i tate the release of  the land over t ime. 

 

Those parts of  the s i te which are environmental ly constra ined 

land are proposed to undergo long term environmental  

rehabi l i tat ion to provide a high qual i ty  set t ing for  the 

development and to enhance the environmental  and 

recreat ional values of  the si te and i ts  local i ty.    The ent i re 

development has been designed to minimise environmental  

impact wi th the use of vegetated swales, bio- f i l ters,  ra in-

gardens and bio-retent ion basins to prevent pol lutants f rom 

enter ing Hearnes Lake and to manage the f low of  water leaving 
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the s i te.   Al l  areas of  environmental  s igni f icance on the s i te 

have been identi f ied and protected in a s ingle lot  ( lot  28). 

 

Access to the si te wi l l  be from Hearnes Lake Road and then to 

the Pacif ic  Highway.  However,  in  the longer term access wi l l  

be via a col lector  road from Hearnes Lake Road to Bosworth 

Road once resident ia l  development ut i l is ing Hearnes Lake 

Road has achieved a threshold. 

 

The s i te is  able to be adequately serviced for sewer,  town 

water ,  power and te lecommunicat ions.  Sewer is  to be extended 

along Hearnes Lake Road from the exist ing r is ing main on the 

Paci f ic  Highway.  The sewer wi thin the development wi l l  be 

gravi ty fed to this  sewer extension in Hearnes Lake Road.  

Ret iculated water wi l l  be provided by a new water main la id 

wi th in the Hearnes Lake Road Reserve and connected to the 

exist ing main on the western s ide of  the Paci f ic  Highway. 

 

 

3.2 Need for the Project 
3.2.1  JUSTIFICATION FOR THE PROPOSAL 
 

The proposed development provides for  a range of  

resident ia l  accommodation within the urban bounds of 

Woolgoolga upon land which has been zoned for  that 

purpose for  a lmost 10 years.   The proposal  responds to 

housing needs for  the growing local populat ion. 

 

The object ives of  the local  planning controls are to 

provide safe and at tract ive neighbourhoods that meet 

the diverse needs of  the community and of fer  a wide 

choice of  housing and le isure opportuni t ies wi th 

associated community fac i l i t ies.   The proposal  

responds by provid ing a broad range of  al lotment s izes 

and types and seamlessly integrates th is  wi th the 
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surrounding environmental ly sensi t ive lands whi le 

provid ing appropr iate buf fers.    

 

The development complements the conservat ion of  

b iodivers i ty by protect ing areas of  high conservat ion 

value.   The development takes into account the 

environmental  constraints including soi l  erosion,  

f looding and bush f i re and protects the areas of  natural  

and cul tural  s igni f icance.   

 

The development incorporates best pract ice urban 

water  management techniques re lat ing to stormwater 

qual i ty and quant i ty,  water  conservat ion and reuse, and 

eco-system heal th. 

 
Environmental Impacts  
 
Invest igat ions of  a l l  potent ia l  environmental  impacts 

have been undertaken as part  of  the Environment 

Assessment process. Invest igat ions undertaken include 

examination of  potent ia l  impacts on exist ing f lora and 

fauna, impacts on European heri tage and Indigenous 

archaeology,  potent ia l  r isk of  ac id sulphate soi ls ,  

hydrological  impacts as a resul t  of  the development 

and potent ia l  noise and v ibrat ion impacts.  Where 

potent ia l  environmental  impacts have been identi f ied,  

mit igat ion measures have been proposed in order to 

al leviate these impacts.  Al l  mi t igat ion measures have 

been incorporated into the Draft  Statement of  

Commitments.    

 
Site Suitabil i ty 
 
The Plan has been developed as a resul t  of a 

mult id iscip l inary s i te analys is.  This s i te analys is 

included the assessment of  exist ing vegetat ion,  f lood 

af fected land, exist ing land use zonings,  legis lat ive 
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requirements for  bushf i re protect ion, soi l  and 

geotechnical  invest igat ions,  European her i tage and 

Indigenous archaeological  considerat ions and access 

and transport  opt ions.    Opportuni t ies and constra ints 

presented by the s i te analysis were used to ident i fy the 

development areas and al lowed for  the remaining 

port ion of  the s i te to be retained for  conservat ion 

purposes.  

 

The s i te is  located wi th in the sett lement boundary of 

the Woolgoolga township. The s i te is  a lready zoned for 

resident ia l  development and the proposal  is considered 

to be sui table wi th regard to local  strategic planning 

controls.  The si te is  also considered sui table wi th 

regard to regional p lanning controls inc luding the North 

Coast Regional  Strategy,  which seeks to increase the 

populat ion of  Woolgoolga by encouraging sustainable 

development solut ions.    

 

Public interest 
 
The proposal  is  in the publ ic  interest  because of  the 

environmental ,  social  and economic benefi ts  resul t ing 

from the development of  a strategic s i te and has been 

identi f ied for res identia l  uses. The proposal  wi l l  

contr ibute to provid ing many housing opt ions in the 

area, as wel l  as conserving high value environmental  

land.  

 

3.2.2 Alternatives  
 

The proposal  has ar isen from a lengthy and detai led 

analysis and considerat ion of  the s i te and i ts  inherent 

character ist ics.    The s i te has been used as grazing 

land for  many decades but i t  is  c lear  that this  is  not the 

most economic and eff ic ient use of  the land.  Years of 

use have seen the land adversely ef fected and in need 
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of  rehabi l i tat ion.   A component of  the land is f lood 

affected and requires support  and maintainance 

fo l lowing redevelopment of  the s i te. 

 

The resident ia l  zoning of  the land l imi ts the extent  and 

form of  development which can be real ised on the s i te.  

The tradi t ional Torrens t i t le  subdivis ion for res ident ia l  

use is  considered to most ef fect ively address the needs 

and requirements of  the community and of  the land 

i tsel f .  

 

 

3.3 Concept Plan 
The proposal  does not comprise a concept p lan.   

 

 

3.4 Project Plan 
 

 

The Project  Plan consists of  the fo l lowing elements:   

 

•  Bulk earthworks and s i te preparat ion; 

•  Construct ion of  access from Hearnes Lake Road; 

•  Construct ion of  internal access road, pedestr ian paths and 

f i retrai ls ;  

•  Construct ion of  te lecommunicat ions, power, sewer and water  

infrastructure; 

•  Construct ion of  detent ion/bioretent ion basin; 

•  Rehabi l i tat ion, regenerat ion and plant ing of  environmental  

land; 

•  Subdivis ion of  41 Torrens t i t le res ident ia l  lots;  

•  Subdivis ion of  1 lot  for s tormwater management;  

•  Subdivis ion of  1 lot  to buffer  and protect environmental ly 

sensi t ive land. 
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3.4.1 Proposed Lot Areas 
 

The Project  Appl icat ion includes a Torrens Ti t le subdivis ion as 

fol lows:  

 

Allotment Release Size Width Depth Use 

1 1 754 m2 19.9m 35.9m Res 

2 1 718 m2 20m 35.8m Res 

3 1 817 m2 25m 33m Res 

4 1 801 m2 41.1m 25m Res 

5 1 854 m2 14m 45.7m Res 

6 1 703 m2 18m 31,6m Res 

7 1 537 m2 31.9m 24.9m Res 

8 1 846 m2 38.5m 49.7m Res 

9 1 1,031 m2 23.6m 64.9m Res 

10 1 1,270 m2 -  -  Stormw.

11 2 842 m2 45.5m 20.9m Res 

12 2 711 m2 36.6m 33m Res 

13 2 837 m2 9.4m 33.3m Res 

14 2 825 m2 10.8m 45.9m Res 

15 2 715 m2 18m 39.7m Res 

16 3 715 m2 18m 39.7m Res 

17 3 715 m2 18m 39.7m Res 

18 3 715 m2 18m 39.7m Res 

19 3 695 m2 17.5m 39.7m Res 

20 3 665 m2 19m 35m Res 

21 3 665 m2 19m 35m Res 

22 3 665 m2 19m 35m Res 

23 3 665 m2 19m 35m Res 

24 4 716 m2 20m 35.7m Res 

25 4 714 m2 20m 25.7m Res 

26 4 712 m2 20m 35.6m Res 

27 4 1,093 m2 30.9m 35.6m Res 

28 4 8,890 m2 -  -  Enviro 

29 4 724 m2 23.6m 35m Res 

30 4 717 m2 20.5m 35m Res 
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31 4 722 m2 23.1m 30m Res 

32 4 1,036 m2 20m 55.6m Res 

33 4 912 m2 20m 45.6m Res 

34 4 889 m2 20.4m 45.6m Res 

35 5 866 m2 20.6m 42.3m Res 

36 5 770 m2 25m 41.4m Res 

37 5 695 m2 17.5m 39.7m Res 

38 5 812 m2 28.9m 39.7m Res 

39 5 1,060 m2 28.3m 49.9m Res 

40 5 953 m2 20.9m 47.8m Res 

41 5 940 m2 16.4m 45.3m Res 

42 5 921 m2 20.6m 47.5m Res 

43 5 967 m2 20.6m 48.2m Res 

 

 

 

3.4.2 Bulk Earthworks and Fil l ing 
  

In order to achieve required detent ion and road levels some bulk 

earthworks and f i l l ing is  required for  this  proposal .   De Groot and 

Benson Pty Ltd have undertaken an assessment of  the required 

earthworks and f i l l ing that is  proposed on si te and has developed 

management and mit igat ion strategies in order to ensure 

environmental  protect ion throughout the construct ion phase. The 

fo l lowing sect ion should be read in conjunct ion the relevant 

sketches,  being Proposed Earthworks Map 10. 

 

The sequence of  work for  bulk earthworks wi l l  general ly inc lude: 

 

•  Provis ion of  erosion and sediment control  measures. 

•  Clear ing of vegetat ion from the proposed development s i te 

and removal  from si te.  

•  Str ipping of topsoi l  and organic matter  f rom the s i te and 

stockpi l ing for  future landscaping re-use on s i te.  

•  Str ipping and stockpi l ing f i l l  mater ials  sui table for  reuse as 

control led f i l l .  

•  Removal  of exist ing overburden mater ia l  from the s i te.  
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•  Proof ro l l ing of  exposed sub-grade and replacement of any 

soft  spots wi th approved engineering f i l l .  

•  Placement of  cut  to f i l l  mater ia l  in layers not  greater than 

200mm in th ickness and compacted to not  less than 98% 

SMDD. 

 

 
 

There is  a possibi l i ty  that  large to massive grani te boulders may be 

encountered dur ing excavat ion and may require blast ing or  rock 

hammering as has happened in previous surrounding developments. 

 

 

Soil  Erosion and Sediment Control 
Prior  to any earthworks commencing on s i te,  erosion and 

sedimentat ion control  measures wi l l  be put in p lace general ly in 

accordance wi th Counci l  requirements and the NSW Department of  

Housing Manual,  "Soi ls  & Construct ion”  2004. These measures wi l l  

inc lude: 

 

•  The instal lat ion of  a 1.8m high chain wire fence covered wi th 

Hessian, to the per imeter  of  the development area for  secur i ty 

and wind protect ion. 
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•  The construct ion of  s i l t  fences on the low side of  a l l  s i te areas 

to be disturbed. 

•  The provis ion of  a sediment basin/s through which stormwater 

runoff  shal l  be channel led. The basin wi l l  be located to sui t  

the staged construct ion of  the earthworks. 

•  Provis ion of  temporary t ruck wash down faci l i t ies as required, 

to the exi ts f rom the s i te. 

 

3.4.3 Hearnes Lake Road Access and Bioretention 
Basin 

 

The project proposal  incorporates a new access to the Hearnes Lake 

Road located in the south-western corner of  the s i te.   The access 

road wi l l  comprise a 8m wide carr iageway in a 16m road reserve.  

The access road is  proposed to intersect with Hearnes Lake Road in 

a new bus turning c irc le which wi l l  be constructed as part  of  the 

proposal .    

 

The access road wi l l  be landscaped with layers of  p lant ings from low 

plant ings to the lot  verges to ta l l  eucalypts to the rain gardens.  The 

landscaping concept is  detai led in the report  prepared by Anne 

Harr ison -  Landscape Archi tect19.    

                                                      
19 Anne Harrison Landscape Architect, Landscape Concept Plan and Visual Assessment, 45 Hearnes 
Lake Road, Woolgoolga p15 
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The access road wi l l  be the main structur ing element wi th in the 

development and wi l l  cont inue north and east  and return on i tsel f .   

This avoids the need for  vehic les to turn around in the s i te and 

provides a hierarchy of  choice for  movement f rom any s i te wi th in the 

development.    
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The access road wi l l  support  both vehicular and pedestr ian 

movement but wi l l  provide landscaped separat ion between the two.   

The road easements wi l l  contain footpaths, bol lards, f i l ter  s tr ips,  

swales and street t ree plant ing. 
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3.4.4 Grass Swales, Rain Gardens, Pathways and 
Bushfire Trails 
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The project appl icat ion includes the grass swales,  pathways and 

bushf ire tra i ls  which make up the pedestr ian movement network 

wi th in the project.   The landscape concept p lan includes the open 

space network plan which detai ls  the locat ions and forms of  these 

elements.20 

 

 

 

 

The vegetated swales serve a bio- f i l ter ing role and are located 

wi th in the road reserves to col lect  runoff  and overf lows from 

resident ia l  a l lotments.  Water wi th in the subdivis ion is  f i rs t ly 

d irected into the swales to remove contaminants and s lowly f i l ter  

down to the detent ion basin. 

                                                      
20 Ibid. 
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Rain gardens act as miniature detent ion basins.   They are placed 

where two exist ing minor over land f low col lect ion routes drain water 

into the ephemeral  wet land.  Their  aim is  to detain and f i l ter  water 

f rom al lotments pr ior  to i t  drain ing into the wet land catchment.   This 

wi l l  ensure water qual i ty  is  high and that  exist ing pat terns of  water 

drainage are maintained. 
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3.4.5 Ephemeral Wetland Reserve 

I t  is  proposed to contain the ephemeral  wet land and al l  of  the 

sensi t ive environmental  land with in a single lot  of  8,890m2 and 

dedicate this  land to CHCC fol lowing i ts  rehabi l i tat ion. 

 

 

 

The reserve i tsel f  wi l l  act  as an addi t ional  buf fer  to the ecological ly  

sensi t ive dune system and Li t toral  Rainforest  area to the north and 

east  of  the development s i te.    
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The wet land wi l l  be fenced of f  from the resident ia l  area using dog 

mesh and t imber post and rai l  fence.  Publ ic  access wi l l  be directed 

away from the sensi t ive zone via a gravel  t rack down towards the 

exist ing Hearnes Lake day vis i tor area and beach.  A detai led 

vegetat ion management plan wi l l  be developed in consul tat ion wi th 

CHCC with a 5 year maintenance and management plan for  weed 

removal,  species protect ion and nat ive vegetat ion strengthening.  
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The reserve wi l l  be dedicated to CHCC as part  of  the Coffs Coast 

Regional Park. 
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3.4.6 Uti l ity Service Construction 

 

The project appl icat ion includes the instal lat ion and provis ion of  a l l  

ut i l i ty  services.   This includes sewer, water,  e lectr ic i ty  and 

te lecommunicat ions.   De Groot and Benson Pty Ltd have prepared a 

services plan which addresses the provis ion of  a l l  serv ices in the 

Project appl icat ion.  The services general ly are able to ut i l ise the 

exist ing infrastructure wi th some ampl i f icat ion and improvement.    

 

Sewer 

 

 

The proposed sewer system ut i l ises the capaci ty wi th in the exist ing 

CHCC sewerage system as dealt  wi th in the Coffs Harbour Ci ty 

Counci l  Wastewater  Treatment and Carr ier  System Developer 

Services Plan 2003.  The report proposes a sewerage pumping 

stat ion be located approximately midway between the si te and the 

Paci f ic Highway on pr ivate land.  Consul tat ion with the landowners 

has not been successful  so two al ternate strategies have been 

developed in consul ta t ion wi th CHCC.  These involve locat ing a 
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temporary or permanent pumping stat ion with in the Hearnes Lake 

Road Reserve c lose to the nominated locat ion. 

 

 

 

 

 

Water 
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The provis ion of  water supply to the si te is  consistent wi th the CHCC 

Water Supply Infrastructure Report .   I t  is  proposed to provide a 

150mm water main l ink from the exist ing 225mm main located on the 

western s ide of  the Paci f ic  Highway.  The highway wi l l  be 

underbored to avoid traf f ic  d isrupt ion.   The 150mm main wi l l  be 

extended along Hearnes Lake Road to the development s i te.   The 

water ret iculat ion wi l l  be provided wi th in the road reserve in the 

subdivis ion.   

 

3.5 Staging 
It  is  not  proposed to Stage the project .  Al l  of  the infrastructure and 

publ ic  domain works wi l l  be constructed in one.  However,  the lots 

wi l l  be re leased in 5 phases and i t  is  proposed that the S94 

contr ibut ions be staged to ref lect  the release of  the lots. 
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The phases are proposed to be in i t iated on market demand and wi l l  

comprise the fo l lowing:  

 
 

Phase Lots Number 

1 1 -  10 9 + 1 

2 11 -  15 5 

3 16 -  23 8 

4 24 -  34 10 + 1 

5 35 -  43 9 

Total  41 + 2 
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4.0 STATUTORY PLANNING 
 

4.1 Introduction 
This sect ion of  the report  provides an overview of  al l  p lanning 

legis lat ion and controls of  relevance to th is  appl icat ion. The 

Statutory Planning Assessment Sect ion 4.2 of  this  report  includes a 

detai led assessment of  the proposal  wi th respect  to the controls. 

 

4.1.1 COMMONWEALTH LEGISLATION 
 
4.1.1.1 Environment Protection and Biodiversity Conservation 
Act 1999 
Part  3 of  the Environment Protect ion and Biodiversi ty Conservat ion 

(EPBC) Act 1999 provides that an act ion which “has, wi l l  have or  is  

l ikely to have a s igni f icant  impact on a matter  of  nat ional  

environmental  s igni f icance” may not be undertaken wi thout pr ior  

approval  from the Commonwealth Minister  for  the Environment and 

Her i tage, as provided for  under the provis ions of  Part  9 of  the EPBC 

Act.   

 

The EPBC Act provides the fo l lowing as matters of  nat ional 

environment s igni f icance for  which Minister ia l  approval  is  required: 

 

•  Wor ld Her i tage propert ies; 

•  Wet lands of  Internat ional  Signi f icance ( Including Ramsar 

wet lands); 

•  L isted threatened species and communit ies;  

•  L is ted Migratory Species protected under internat ional 

agreements (CAMBA and JAMBA); 

•  Protect ion of  the Environmental  f rom Nuclear Act ions; and 

•  Mar ine Environment.  

 

The Administrat ive Guidel ines for  the EPBC Act set  out cr i ter ia 

intended to assist  in determining whether an act ion requires 

approval .  In part icular ,  the Guidel ines contain cr i ter ia for  
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determining whether a proposed act ion is  l ikely to have a s igni f icant  

impact on a matter  of nat ional environmental  s igni f icance. 

 

A search of  the EPBC database has revealed that  the subject  s i te is  

not  a World Her i tage property,  i t  is  not  a Commonwealth mar ine 

environment nor does i t  involve nuclear act iv i t ies.  However,  the 

prel iminary review of the database has revealed that threatened 

species,  migratory species and l is ted marine species may occur on 

s i te. 

 

A f lora and fauna assessment,  which inc ludes an assessment of  the 

provision of the EPBC Act,  has been undertaken by Eco Logical  

Austral ia for  the s i te. The f indings of  th is  study and the compl iance 

of  the project  wi th the EPBC Act are discussed in detai l  in Sect ion 5 

of  this  environmental  assessment report .  

 

4.1.2 NSW STATE LEGISLATION AND PLANNING INSTRUMENTS 
 
4.1.2.1 National Parks and Wildl i fe Act 1974 
The Nat ional Parks and Wi ld l i fe (NPW) Act 1974 governs the 

establ ishment,  preservat ion and management of  nat ional parks, 

h istor ic  s i tes and certa in other areas.  The NPW Act a lso provides 

the basis for  the legal  protect ion and management of  threatened 

nat ive f lora and fauna and Aboriginal  s i tes wi th in NSW.  

 

An Indigenous her i tage and archaeological  survey was undertaken 

by Jacquel ine Col l ins (Consul tant Archaeologist)  for  the subject  s i te.  

The project was planned to accommodate the f indings of  the study 

as appropr iate.   

 

Sect ion 5 of th is  Environmental  Assessment report  discusses the 

f indings of  the study and signi f icance of  the f inds in detai l .  I t  a lso 

provides mit igat ion measures to ensure any potent ia l  impacts on 

indigenous her i tage are mit igated and minimised. 

 
4.1.2.2 Threatened Species Conservation Act 1995 
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The Threatened Species Conservat ion (TSC) Act  1995 provides for  

the conservat ion of  threatened species,  populat ions and ecological  

communit ies of  animals and plants.   I t  provides a framework for  the 

assessment of  any act ion that may impact on threatened species. 

 

Eco Logical  Austra l ia have carr ied out invest igat ions of f lora /  fauna 

and environmental  values on the land and have found that  the s i te 

has a number of  important  ecological  features,  inc luding the 

presence of one threatened plant species Austra l  Toadf lax Thesium 

australe.   The si te contains approximately 700 plants in e ight  

d iscrete patches.   The study also recorded four Endangered 

Ecological  Communit ies on the subject s i te these comprised: 

•  Swamp sclerophyl l  forest  in the form of  Broad- leaved 

Paperbark Forest  located in proximity of  the Ephemeral  

Wet land. 

•  Fresh Water wet land 

•  L i t toral  Rainforest  being a smal l  regenerat ing patch adjacent to 

the intact  Li t toral  Rainforest  adjoin ing the eastern boundary. 

•  Sub-tropical  Coastal  Floodplain Forest represented by Forest 

Red Gum/ Broad- leaved Paperbark/  Swamp Oak/ Swamp Box 

Remnant Forest  as c lumps and indiv idual  trees over the 

southern and eastern parts of  the s i te though highly modi f ied 

by grazing. 

 

The f indings of  the study and the compl iance of  the project wi th the 

TSC Act are discussed in detai l  in  Sect ion 5 of  this  Environmental  

Assessment report .  

 
4.1.2.3 Native Vegetation Act 2003 
The Nat ive Vegetat ion Act 2003 provides for  the conservat ion of 

nat ive vegetat ion through the prevent ion of inappropriate c lear ing 

and promotion of  rehabi l i tat ion pract ices.   

 

The proposed development,  being the residential  is  located wi th in 

land zoned 2e Resident ia l  Tour ist  Development under the CHCC 

LEP. The Nat ive Vegetat ion Act does not apply to th is part  of  the 

s i te by v ir tue of  Clause 14 of  Schedule 1 of the same Act.  
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4.1.2.4 Heritage Act 1977 
The Her i tage Act 1977 provides for  the protect ion of  i tems of  local ,  

regional  and State her i tage s igni f icance.  I t  contains a l is t  of  State 

Heri tage I tems and out l ines processes for  assessment of  

development which may impact i tems of  her i tage s igni f icance. 

 

There are no i tems of European Heri tage in the vic in i ty an 

assessment of  the Abor iginal  cul tural  her i tage of  the s i te has been 

carr ied out by Jacquel ine Col l ins Consul tants.  The assessment 

found that  fur ther invest igat ion needed to be carr ied out  in the 

northern part  of  the si te and that the Lot 28 should be spared any 

development re lated disturbance and access be minimised.  Sect ion 

5 of  th is  Environmental  Assessment report  discusses th is  in more 

detai l .  
 
4.1.2.5 Water Management Act 2000 
The Water Management Act  2000 (WM Act) ,  through the creat ion of  

water shar ing plans,  regulates the use of  al l  water bodies ( including 

groundwater and r ivers)  in NSW. A l icence is  required under the WM 

Act for  a broad range of  act iv i t ies which may impact water bodies 

and r ivers, inc luding Water Use Approvals under Sect ion 89,  Water 

Management Work Approvals under Sect ion 90,  and Act iv i ty  

Approvals under Sect ion 91 of  the WM Act.  

 

Under the WM Act,  permits and author isat ions previously issued 

under the now repealed Rivers and Foreshores Improvement Act 

1948 general ly cont inue to be in force. Where the WM Act does 

apply,  l icences are required to be obtained from the Department of  

Water and Energy for  a range of  act iv i t ies,  for  example,  to undertake 

an act ivi ty which t raverse a waterbody or  d isturb the soi l  adjacent to 

a waterbody. 

 

A project  declared to be a Major Project  under Part  3A of  the EP&A 

Act does not require any Water Use Approvals,  Water Management 

Work Approvals or  Act iv i ty Approvals to be obtained under the WM 

Act. 
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4.1.2.6 Environmental Planning and Assessment Act 1979 
The Environmental  Planning and Assessment (EP&A) Act 1979 and 

i ts support ing Regulat ion,  the Environmental  Planning and 

Assessment (EP&A) Regulat ion 2000, provide the framework for  the 

assessment and approval of  proposed developments wi th in NSW.   

Assessment of  development is  provided for  in three parts of  the 

EP&A Act:  Part  3A, Part  4 and Part  5. 

 

The proposed development of  the subject s i te for  the purpose of  

resident ia l  development fal ls  under the provis ions of  Part  3A of  the 

Act.  Part  3A of  the EP&A Act provides processes for the assessment 

of  development appl icat ions which are considered to be a “Major  

Project”  as declared by a State Environmental  Planning Pol icy 

(SEPP),  or by order of  the Minister  in the Government Gazette.   

 

The proposed works wi l l  resul t  in the subdiv is ion of  land into more 

than 25 lots.   A request for  the Minister ’s  opinion was lodged with 

the Department of  Planning on 6 June 2007 pursuant to Clause 6 of  

SEPP (Major Projects)  2005. The Minister ver i f ied that the proposal  

const i tuted a Major  Project under the Act in a let ter  to the appl icant 

dated 24 July 2007.  Consequent ly,  the Department of  Planning 

issued the Director  General ’s  Environmental  Assessment 

Requirements (DGR’s) for  the proposal  on 24 August  2007.    

 

 

4.1.2.6.1 State Environmental Planning Policy (SEPP) 2005 
(Major Projects) 
The Minister  has ver i f ied that  the proposed development const i tutes 

a Major Project  under the provis ions of  Schedule 2 of  the Major 

Projects SEPP, under Clause 1(1)( i ) .    This means that the Minister 

is  the consent author i ty for  the appl icat ion. 

 

4.1.2.6.2 State Environmental Planning Policy  – Infrastructure 
State Environmental  Planning Pol icy (SEPP)– Infrastructure provides 

that development ident i f ied in the Schedules to the SEPP is to be 

referred to the RTA for comment.  
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Schedule 3 of  the SEPP provides that for  development which 

proposes the subdiv is ion of  land into 200 or more al lotments referral  

to the RTA is  required.  

 

The development proposes the subdivis ion resul t ing in a tota l  of  43 

new al lotments and the construct ion of  publ ic  roads. Consequent ly,  

the proposal is  not subject to the SEPP.  Consultat ion wi th the RTA 

has been undertaken throughout the development of  the proposal .    

 

4.1.2.6.3 State Environmental  Planning Policy 26 – Littoral  
Rainforest 
 
The land which adjoins the subject s i te in the north-east is  subject to 

the provis ions of  th is  instrument.  The pol icy appl ies to land which is  

designated on the map with a heavy black l ine and land wi th in 100m 

which is  not  zoned Residential .  

 

The subject  land is  whol ly contained wi thin the 2E Residential  zone 

and consequent ly not subject  to the provis ions of  th is  instrument. 

 
 
4.1.2.6.4 State Environmental  Planning Policy 44 – Koala Habitat 
 
The aim of SEPP 44 is to encourage the conservat ion and 

management of  areas which provide habitat  for  koalas wi th a 

direct ion of establ ishing a permanent populat ion over their  present 

range and reverse the current  trend of  decl ine.   

 

The subject  s i te is  located wi th in Coffs Harbour LGA which is  l is ted 

on Schedule 1 of  the SEPP, and as detai led in Clause 6, is  more 

than 1ha in area. Therefore SEPP 44 appl ies to the s i te.     

 

The s i te has been extensively modi f ied in the past ,  with much of  the 

s i te vegetat ion being removed, f lora and fauna invest igat ions have 

been undertaken in order to assess the si tes potent ia l  koala habitat  

which concludes that  the s i te has low qual i ty  koala habi tat .   Sect ion 
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5 of  th is  report  d iscusses in detai l  resul ts of f lora and fauna 

invest igat ions. 

 

4.1.2.6.5 State Environmental  Planning Policy 55 – Remediation 
of Land 
 
This instrument requires the considerat ion of  whether land is  

sui table for  resident ia l  use by way of  contaminat ion.   The only 

known histor ical  use of  the s i te has been for catt le grazing.  There 

has been no catt le d ip or  potent ia l ly contaminat ing act iv i ty on si te 

and i t  is  not an area in which bananas have been grown. 

 

Consequent ly,  i t  is  not considered that fur ther assessment for  

contamination is  warranted. 

 
4.1.2.6.6 State Environmental  Planning Policy 71 – Coastal  
Protection 
 
SEPP 71 is intended to provide a uni form approach to planning 

wi th in the Coastal  Zone. The SEPP states that  a consent author i ty 

needs to consider the fo l lowing when i t  determines a development 

appl icat ion wi th in the coastal  zone: 

 

•  the aims of th is  pol icy set  out  in c lause 2, 

•  exis t ing publ ic  access to and along the coastal  foreshore for  

pedestr ians or  persons wi th a disabi l i ty  should be retained 

and, where possible,  publ ic  access to and along the coastal  

foreshore for pedestr ians or persons wi th a disabi l i ty  should 

be improved.   

•  opportuni t ies to provide new publ ic  access to and along the 

coastal  foreshore for  pedestr ians or  persons wi th a disabi l i ty,  

•  the sui tabi l i ty  of  development given i ts  type, locat ion and 

design and i ts  re lat ionship wi th the surrounding area, 

•  any detr imental  impact that  development may have on the 

amenity of the coastal  foreshore, including any s igni f icant  

overshadowing of  the coastal  foreshore and any signi f icant 

loss of  v iews from a publ ic  place to the coastal  foreshore, 
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•  the scenic qual i t ies of the New South Wales coast ,  and means 

to protect  and improve these qual i t ies, 

•  measures to conserve animals (wi th in the meaning of the 

Threatened Species Conservat ion Act 1995) and plants 

(wi th in the meaning of that  Act) ,  and their  habi tats, 

•  measures to conserve f ish (wi th in the meaning of  Part  7A of  the 

Fisher ies Management Act 1994) and marine vegetat ion 

(wi th in the meaning of that  Part) ,  and their  habi tats 

•  exis t ing wi ld l i fe corr idors and the impact of  development on 

these corr idors,  

•  the l ikely impact of  coastal  processes and coastal  hazards on 

development and any l ikely impacts of  development on 

coastal  processes and coastal  hazards, 

•  measures to reduce the potent ial  for  conf l ic t  between land-

based and water-based coastal  act iv i t ies,  

•  measures to protect the cul tural  p laces, values, customs, 

bel iefs and tradit ional knowledge of  Abor ig inals, 

•  l ikely impacts of  development on the water qual i ty  of  coastal  

water bodies, 

•  the conservat ion and preservat ion of  i tems of  her i tage, 

archaeological  or  histor ic  s igni f icance, 

•  only in cases in which a counci l  prepares a draft  local  

environmental  plan that appl ies to land to which this  Pol icy 

appl ies,  the means to encourage compact towns and c i t ies, 

•  only in cases in which a development appl icat ion in relat ion to 

proposed development is  determined:  

•  the cumulat ive impacts of  the proposed development on the 

environment,  and 

•  measures to ensure that  water and energy usage by the 

proposed development is  ef f ic ient.  

 

Director  Generals Requirement No. 2.1 speci f ical ly refers to the 

requirements of  SEPP No. 71 – Coastal  Considerat ions.  Sect ion 5 

of  this  report  detai ls  the visual  impact assessment that has been 

undertaken, which i l lustrates that the proposed development 

compl ies wi th the requirements of  the SEPP and creates no negat ive 

visual  impact.    



 
 
 
 
 

 
 

 
 
 

87

 

4.1.2.6.7 North Coast Regional Environmental Plan 
 
The Department of  Planning is  current ly undertaking the 

development of  Regional Planning strategies around NSW in order to 

manage expected growth in a sustainable manner,  whi le protect ing 

environmental  assets,  cul tural  values and natural  resources.  

 

The proposal  is  ent i rely consistent wi th the Strategy’s object ives to 

accommodate the growing populat ion of  the North Coast  wi th in and 

around exist ing towns, to provide housing choice and to protect the 

character  and environmental  qual i ty of  the region. 

 
4.1.2.6.8 Coffs Harbour City Council  Local Environmental  Plan 
 
The Coffs Harbour City Counci l  Local Environmental  Plan (LEP) 

2000 provides a legal basis for  development control  and land use for  

urban areas wi thin the CHCC LGA.  

 

Zoning Controls  

The resident ia l  subdivis ion proposal wi l l  be developed on land zoned 

2E Resident ia l  under the LEP and is  permissib le in this zone.   The 

Torrens t i t le subdiv is ion component of  the proposal  is permissib le 

wi th in the zone as sub-divis ion and dwel l ing houses.  A plan 

over laying the proposed subdivis ion on the LEP zoning plan is  

included in the drawing set .  

 

4.1.2.6.9 Coffs Harbour City Council  Local Environmental  Plan 
Draft  Amendment No 29 
 

This draf t  p lan was exhibi ted but not  made which proposes to rezone 

most of  the s i te to Residential  2A with a smal l  pocket of  Resident ia l  

2E retained.  The proposal  a lso rezones the sensit ive lands 

Environment Protect ion 7A. 

 

The proposal  is  consistent with this  draft  plan in i ts  proposed use of  

the land and the draft  zoning.  The proposed resident ia l  subdivis ion 
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is consistent  wi th the 2A zoning and the land proposed to be 

conserved is  general ly consistent wi th the draft  7A zoning.  A plan 

over laying the proposed subdivis ion on the dLEP zoning plan is  

included in the drawing set .  

 

 
4.1.2.6.10 Hearnes Lake/Sandy Beach Development Control Plan 
 
The Hearnes Lake/Sandy Beach DCP sets out Counci l ’s  

requirements for  subdivis ion,  low densi ty residential  development 

and other land use act iv i t ies that are proposed within the Hearnes 

Lake/Sandy Beach area. Counci l ’s  requirements are to ensure that 

the exist ing community is  not burdened by the provis ion of  publ ic  

ut i l i t ies and faci l i t ies required as a resul t  of new development,  to 

provide safe and at tract ive neighbourhoods, and to ensure that 

developments complements conservat ion of b iodivers i ty.  

 

 

4.1.2.6.11 Coffs Harbour City Council  Subdivision Development 
Control Plan 
 
The CHCC Subdivis ion  DCP sets out Counci l ’s  requirements for  

resident ia l  subdivis ion on land zoned under the LEP. These controls 

apply to that  port ion of  the development which is  the tradi t ional  

Torrens t i t le subdiv is ion for  future dwel l ings.    

 

4.1.2.6.12 Coffs Harbour City Council  Draft  Vegetation 
Conservation Development Control Plan 
 

The CHCC draft  DCP has the fol lowing object ives: 

 

• complement Council’s Local Vegetation Management Plan; 

 

• provide a framework for vegetation management that achieves an outcome 

for vegetation conservation consistent with the Coffs Harbour Regional 

Vegetation Management Plan; 
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• introduce vegetation removal controls to ensure vegetation values are 

protected in the urban, rural residential and future growth areas of the City; 

and 

 
• ensure development on land containing native vegetation or adjoining 

native vegetation is consistent with the principles of ecologically sustainable 

development. 

 
The draft DCP maps vegetation and ranks it in terms of its value.  The draft DCP 

doe note that constraints exist in terms of the accuracy of the mapping and survey 

work.  That part of the site which is identified as being of value is proposed to be 

retained and rehabilitated.  It is proposed to be consolidated in a single lot and 

dedicated to the CHCC as part of the proposal. 

 

The reports prepared by Ecological Australia carry out a detailed investigation of 

vegetation communities on the site and make recommendations with regard to their 

protection consistent with the draft DCP.  See Appendix 5, 7 and 13. 

 

It is considered that the proposal is consistent with the objectives and intent of the 

draft DCP. 
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• KEY ISSUES  

 
This sect ion of  the report  deals wi th the key issues as 

out l ined in the Director-General ’s Requirements and 

which have ar isen dur ing the survey and analys is of  the 

s i te for  the proposed use.   

 

 

5.1  Strategic Planning 
 
The strategic p lanning strategies at  local ,  regional  and State 

level  have been covered in detai l  in the previous sect ion of  

the report  under the statutory planning considerat ions.  

 

The s i te has inher i ted a complex layer ing of  instruments,  

pol icy and strategy at State,  regional  and local  level .   Some 

of  these go back in excess of  10 years and were at  the very 

root  of  coastal  p lanning pol icy framework which is  now in 

place.   The statutory planning sect ion of  the report  

methodical ly  g ives considerat ion to each instrument and going 

through that  process makes i t  c lear that there is  a good deal  

of  dupl icat ion and repet i t ion between the instruments at  

var ious levels.  

 

However,  the Hearnes Lake/Sandy Beach Development 

Control  Plan would seem to be the most contemporaneous 

and relevant instrument which synthesizes what has been 

learnt  f rom the previous pol ic ies wi th a healthy dose of 

community part ic ipat ion and contextual  speci f ic i ty .  

 

I t  is  c lear  that the underly ing framework which consistent ly 

runs through al l  of  these instruments is  a desire to protect  

environmental ly sensi t ive coastal  land, whi le al lowing the 

opportuni ty to meet housing demand in a way which is v isual ly 

unobtrusive yet connected into the exist ing service and 


