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5.2 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 ident i 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 ial  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  Austra l ia March 2007. 

 

The plan below shows where the proposal  var ies from the “Sainty”  l ine. 

 

  
 

The Eco Logical  Austral ia review advises that  ELA has identi f ied a number 

of  errors in interpretat ion and mapping in the Sainty report ,  as wel l  as a 

number of  omissions and over looked detai ls .  Whi le the Sainty report  

provides a broad overview of issues re lated to the subject s i te,  i t  cannot 

provide the accuracy or detai l  that  a substant ia l  level  of  s i te-based f ie ld 

inspect ion can provide.  1 

                                                      
1 Eco Logical Australia, A Review of the Sainty and Associates (2006) report ‘Environmental Constraint Analysis Lot 21 DP 
714858, 45 Hearnes Lake Road Woolgoolga’. March 2007 p12 
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ELA considers that  the current DA for the subject  s i te general ly conforms to 

the recommendat ions of  the Sainty report ,  apart  f rom areas where the Sainty 

mapping is incorrect ,  or  where other more detai led and ecological ly  

consistent  advice is  avai lable.  Speci f ical ly :  

 

-  The Sainty report  recommended buffer  on the freshwater  wet land is  

considered to approximate that proposed in the current DA. The Sainty 

report  omits d iscussion of  the s i te stormwater management system proposed 

in the DA. The proposed stormwater management system is considered by 

WBM Oceanics to represent current best pract ice, and is  intended to 

considerably enhance the ecological  funct ion of  the proposed vegetated 

buffer  to the wetland; 

 

-  The Sainty report  recommended buffer  to the Hearnes Lake ICOLL is  

supported and is  a lready incorporated into the current DA for  the subject  

s i te; 

 

-  The Sainty report  recommended buffer for  the SEPP 26 Li t toral  Rainforest  

adjacent to the subject s i te is  not supported, as ecological ly-based advice 

from CHCC ecologist  s tates that a minimum 5m vegetated buffer  is  adequate 

to protect  the l i t toral  ra inforest  f rom edge effects.  The CHCC ecological  

advice maximises the intended ecological  funct ion of  th is  buffer ,  rather than 

adopt ing an arbi t rary d is tance with no speci f ic ,  s i te-based solut ions for  the 

prevention of  edge ef fects.  Furthermore,  WBM Oceanics advises that ,  for  

water qual i ty  purposes,  a buf fer  on the l i t toral  rainforest  is  not  required,  as 

the rainforest  i tsel f  is  separated f rom the subject  s i te by the freshwater  

wet land, which is  a lready protected by a vegetated buffer .  Notwi thstanding 

the above comments,  the current CHCC and Eco Logical-agreed buffer  to 

the wet land also provides a buffer of  at  least 25m from the mapped SEPP 26 

Li t toral  Rainforest .  2 

 

The proposed subdiv is ion is  considered to adequately respond to the buf fers 

required by the Hearnes Lake/Sandy Beach DCP and those proposed by the 

Sainty Report  as amended through fur ther s i te survey and consultat ion wi th 

of f icers of  CHCC. 

 

The previous sect ion has undertaken a detai led assessment of  the proposed 

subdivis ion design and layout against  CHCC Hearnes Lake/Sandy Beach 

                                                      
2 Ibid. 
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DCP and Subdivis ion DCP and demonstrated compl iance wi th each.  The 

proposal  comprises 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 with the infrastructure on complet ion.  Furthermore, Lots 10 

(bioretent ion fac i 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. 

 

The proposed development forms part  of  a broader res ident ia l  re lease area 

as detai led in the Hearnes Lake/Sandy Bay DCP which inc ludes the land to 

the west and north/west of  the subject s i te.   The proposed development has 

been designed wi th this  broader resident ia l  subdivis ion in mind so that the 

proposal  integrates with the future residentia l  development and ut i l ises the 

connect ions to the exist ing infrastructure of  Woolgoolga.  This includes the 

future col lector road which wi l l  l ink the development to the north and 

through the previous Sawmil l  s i te and on to Bosworth Road. 

 

The fo l lowing graphic is  extracted from the Hearnes Lake/Sandy Bay DCP 

which shows the extent  and si t ing of  the future development context  wi thin 

which the proposal  wi l l  occur. 

 

 
 

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

design and layout and is  sat is factory in terms of  desired future character  

and has been designed and s i ted to integrate wi th other expected resident ia l  

development in the area. 
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5.3 Visual Impact 
 
A visual  impact assessment has been prepared by Anne Harr ison Landscape 

Archi tect.   The drawing below summarises the visual  considerat ions as 

which apply to the s i te.3 

 

  
 
An external  v iew analys is was conducted from Hearnes Lake Road (view 

point  1) ,  Hearnes Lake Beach (v iew point  2),  Hearnes Lake picnic area (v iew 

point  3)  and along the Paci f ic Highway (v iewpoint  4) .  These are the four 

publ ic  locat ions to which al terat ions to the s i te may be potent ial ly  v iewed.  

 

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 

                                                      
3 Anne Harrison – Landscape Architect Landscape Concept Plan & Visual Assessment, 45 Hearnes Lake Road Woolgoolga 
2007 p6 
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development wi l l  a lways be af forded screening from Hearnes Lake Road and 

the Pacif ic  Highway. 4 

 

  
 
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.  5 

 

                                                      
4 Ibid p8 
5 Ibid. p9 
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Due to a combinat ion of  topography and vegetat ion the proposed subdivis ion 

cannot be viewed from this locat ion. 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 th is  p lant ing to ensure the impacts of  the subdiv is ion are 

minimised in and around the day vis 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. 6 

 

                                                      
6 Ibid. p10 
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Fi 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. 7 

 

  
 
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 ial  

                                                      
7 Ibid p10 
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to  be visual ly prominent only when viewed internal ly with in the estate or  far  

out  to sea. 8 

 

The visual impact of  the proposed subdivis ion is  considered to have been 

appropr iate ly addressed and where necessary amel iorated by landscaping 

and plant ing pat terns ref lected in the plan below. 

 

  

                                                      
8 Ibid. p11 
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5.4 Noise 
 
A noise assessment report  has been prepared by Heggies for the proposed 

resident ia l  s i te to the west known as 1 Hearnes Lake Road.  The report  

conducted noise logger tests and model led the noise environment.9 

 

 

  
 

  

                                                      
9 Heggies, Road Traffic Noise Assessment, Hearnes Lake Road, Woolgoolga June 2008 p3 
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The report concluded that  noise levels in the v ic in i ty of  the eastern 

boundary of  that  s i te were less than 50dBA both at  night  and dur ing the day.   

The Road Traff ic  Noise Cri ter ia for  res ident ia l  land use suggest that 55dBA 

for  dayt ime and 50dBA for  night ime are the noise level  goals. 

 

 

 
 

Road traffic noise predictions show that the subject site will not be impacted by road traffic noise, with 

reference to the ECRTN, assuming 2018 traffic volume information and that the Pacific Highway 

alignment remains the same as it is currently. 

 

It is anticipated that the Pacific Highway upgrade and realignment will be completed prior to 2018. 

The potential impacts of this have previously been considered as part of the EIS for the Pacific 

Highway project. The Roads and Traffic Authority: Sapphire to Woolgoolga Environmental 

Assessment Part 11 provides noise contour predictions for 2021, inclusive of noise barriers.  These 

indicate that road traffic noise levels are predicted to be less than the relevant critiera across the 

entire 45 Hearnes Lake Road site. 
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The proposal  is  not considered to require any noise mit igat ion measures as 

a resul t  of  road traf f ic  noise. 
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5.5 Infrastructure Provision 
 

5.5.1 Water Supply 
 
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 

augmentat ions required to serv ice the projected growing populat ion for  Coffs 

Harbour City.  

 

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. 

 

 

 
 
The appl icat ion proposes to provide the water supply infrastructure in 

accordance wi th the CHCC Water Supply Infrastructure Report .   The 
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infrastructure is  proposed to al l  be instal led in a single stage.  The appl icant 

proposes to forward fund that port ion of  the works connect ing the s i te via 

Hearnes Lake Road to the water main l ink on the western s ide of  the Paci f ic  

Highway.  Part  of  the cost  of  these works wi l l  be recouped when the 

surrounding ident i f ied future development areas are subdiv ided. 

 

5.5.2 Sewerage 
 
The provision of  sewerage to the s i te is  dealt  wi th in the Coffs Harbour Ci ty 

Counci l  Wastewater  Treatment and Carr ier  System Developer Services Plan 

2003. That report  invest igates the augmentat ions required to service the 

projected growing populat ion for  Coffs Harbour Ci ty. 

 

 
 

This report proposes that  a sewerage pumping stat ion be located 

approximately midway between the Paci f ic  Highway and the development 

s i te,  on pr ivate land owned by others.  Negot iat ions to date by the 

Developers wi th the landowners have so far  not  yielded any agreement 

between the part ies for  the use of  this  land for  a pumping stat ion.  As such, 

in consul tat ion wi th Coffs Harbour City Counci l ,  two strategies have been 

developed. These are summarised below: 

 

Strategy A – Construction in accordance with DSP 
 
Gravity  sewerage 
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•  Provide a sewerage pumping stat ion as shown is  the DSP. 

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

stat ion.  The gravi ty main would be located in Hearnes Lake Road. 

•  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: 

•  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. 

 

Strategy B – Alternate Strategy 
 
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: 

•  Stage 1 -  to run from the pumping stat ion along Hearnes Lake road and the 

Paci f 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. 

 



189 
 

The appl icat ion proposes to provide the sewerage infrastructure in 

accordance wi th the CHCC Waste Water Treatment and Carr ier  System 

Developer Services Plan.  The appl icant has undertaken discussions with 

the owners of  the pr ivate land designated for  the sewer pumping stat ion 

under the Hearnes Lake/Sandy Beach DCP without being able to reach any 

agreement.   Consequent ly,  the appl icant has provided CHCC with two 

al ternate plans.  CHCC has advised by let ter  dated 7 July 2007 that i f  

agreement cannot be reached for  locat ion of  the sewer pumping stat ion on 

the pr ivate land in accordance wi th the DCP then the al ternate plan locat ing 

the sewer pumping stat ion wi thin the road reserve would be acceptable.   The 

let ter  states: 

 

 
 

I t  is  considered that CHCC should exerc ise i ts  acquis i t ion powers under the 

Local  Government Act and acquire the land to faci l i tate the DCP.  However,  

g iven that  two years has lapsed since the adopt ion of  the DCP without any 

act ion by CHCC to acquire the land for i ts  implementat ion, and given that 

CHCC agree to the opt ion locat ing the sewer pumping stat ion within the road 

reserve,  i t  may be more t imely and cost  ef fect ive to pursue that  solut ion as 

shown in the plan below. 
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The sewer infrastructure is  proposed to al l  be instal led in a single stage.  

The appl icant proposes to forward fund that port ion of the works connect ing 

the s i te via Hearnes Lake Road and the Pacif ic  Highway to the gravi ty sewer 

in Bosworth Road.  Part  of  the cost  of  these works wi l l  be recouped when 

the surrounding identi f ied future development areas are subdiv ided. 

 

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

inc ludes ampli f icat ion of  these exist ing services to provide for  the proposed 

subdivis ion. 

 

The proposal  is  considered to adequately provide for infrastructure. 
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5.6 Traffic and Access 
 
A Traff 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 vic in i ty of  (but  not  at)  Hearnes Lake 

Road as part  of  the Highway Upgrading works.10 

 

 
 

 

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  study has 

been carr ied out to determine the safety of  the Hearnes Lake Road/Pacif ic  

Highway intersect ion. 

 

Traf f ic  counts were carr ied out  in November 2007 which indicated: 

 

 Peak Hour AM traf f ic  movements in 2007 were 3% less than in 2003. 

Peak Hour PM traf f ic  movements in 2007 were 5% less than in 2003 

                                                      
10 RoadNet Pty Ltd, Traffic Impact Assessment revision, Hearnes Lake Road, Woolgoolga Dec 2007 p1. 



192 
 

 

The Hearnes Lake Road junct ion current ly operates at a level  of  service ‘B’  

in normal traf f ic  condit 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  service ‘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 vehic les per hour ( just more than one 

car per minute) ,  which is  not a h igh volume.11 

 

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

access to the subdivis ion via Hearnes Lake Road whi le the number of  new 

lots on Hearnes Lake Road remains below 80.12 

 

I t  is  considered that the proposed access to the subdivis ion via the Hearnes 

Lake Road and Paci f ic  Highway intersect ion is  sat is factory. 

 

Permissive Occupancy Access 
 

There are current ly a number of permissive occupancies located on the 

Crown land to the south-east  of  the subject  s i te and accessed form an 

unmade track at  the end of  the sealed port ion of  Hearnes Lake Road.   

 

                                                      
11 Ibid.  p1 
12 Ibid. p2 
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View of the end of Hearnes Lake Road showing the start  of  the track 
providing access to the permissive occupancies. 
 
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 g ive access to the permissive occupancies wi thout 

formal is ing the road.  The bushf ire tra i l  wi l l  be kept locked wi th access only 

provided for  the Bushfi re Services and the permissive occupancies. 

 

 
 
Beach Access 
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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.  

 

 
 

I t  is  considered that  the traf f ic  and access issues are sat is factor i ly resolved 

in the current proposal .   
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5.7 Hazard Management and Mitigation 
 
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.13  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  th is  report  informed the 

strategy adopted in the Hearnes Lake/Sandy Bay DCP which has in turn 

informed the current proposal.  

 

5.7.1 Coastal Processes 
 

The report concludes that there is  s trong evidence for  reducing recession 

rates moving north along beaches in the v ic in i ty  of  Hearnes Lake Beach as 

wel l  as relat ively low recession rates in the region general ly.   The 

photogrammetr ic  data also conf i rmed that a l l  s ix beaches near to Hearnes 

Lake Beach appeared to be stable or  accret ing at  their  northern ends over 

the per iod of  record of  30 to 50 years.14  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 stable.  15  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  from coastal  erosion dur ing the past  45 years and that  the storm 

demand at  the subject property is  part icular ly low possib ly because the 

beach prof i les are relat ively f lat .16 

 

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.  17 

 

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 

                                                      
13 Patterson Britton & Partners Pty Ltd, 45 Hearnes Lake Road, Woolgoolga Coastline Hazard Definition and Lake Entrance 
Processes October 2004 
14 Ibid. p44 
15 Ibid. p45 
16 Ibid. p49 
17 Ibid. p56 
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metres above 9m AHD.  Consequently,  the coastal  inundation hazard at  the 

subject property is considered to be negl ig ib le for  the 100 year AFI storm 

event.   There are no minimum habitable f loor level  requirements for  the 

proposed development f rom a coastal  engineer ing perspect ive.18 

 

I t  is  considered that the proposal sat is factor i ly addresses coastal  processes. 

 

5.7.2 Contamination 
 

A geotechnical  assessment has been prepared by Holmes and Holmes Pty 

Ltd for  the subject  s i te,  which considers contamination in part icular .19   

 

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  

contaminat ion to the soi l .   The CHCC mapping of  former banana plantat ions 

indicates there have been no banana plantat ions on the si te.20 

 

I t  is  considered that  the s i te is  sui table for  resident ia l  use. 

 

5.7.3 Acid Sulphate Soils 
 

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  acid sulphate soi ls is  seen as i r re levant.21 

 

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 this  locat ion i f  the sewer pumping 

stat ion is  located in th is  posi t ion.22 

                                                      
18 Ibid. p63 
19 Holmes and Holmes Pty Ltd, Geotechnical Assessment for Proposed Residential Development at Hearnes Lake, Woolgoolga 
August 2003 
20 Ibid. p3 
21 Ibid. p3 
22 Ibid.p3 
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The s i te and the proposal are considered sat is factory in terms of ac id 

sulphate soi ls .  

 

5.7.4 Bushfire 
 

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

Bushfire Protect ion Planners Pty Ltd for  the s i te and the proposed 

development.23 

 

The Coffs Harbour Bushf ire 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 bushf ire prone vegetat ion 

on the Coastal  Dunes to the east,  the Li t toral  Rainforest  in the Hearnes 

Lake Foreshore Reserve to the south and the Category 1 Bushfi re 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 

bushf ire hazard. 

 

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

t ra 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 bushfi re hazard.24 

 

The report makes the fo l lowing recommendat ions with respect to Bushf i re 

Safety: 

 

•  That the minimum construct ion to the future dwel l ings shal l  be Level  1 

in accordance with the speci f icat ions of  Austra l ian Standard A.S 3959 

-1999 “Construct ion of Bui ld ings in Bushf ire Prone Areas.  

 

•  The future resident ia l  subdivis ion of  the land wi l l  have a ret iculated 

water  supply connected to the Coffs Harbour Counci l  mains.  The 

dwel l ings in the future subdivis ion of  the land wi l l  be connected to 

                                                      
23 Australian Bushfire Protection Planners Pty Ltd, Bushfire Protection Assessment for the Proposed Torrens Title Residential 
Subdivision, Lot 21 in DP714858, Hearnes Lake, Woolgoolga, July 2007 
24 Ibid. p19 
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th is  ret iculated water supply.   The ret iculated water supply in the 

subdivis ion shal l  inc lude the provis ion of  a r ing main with Hydrants 

instal led in accordance wi th the speci f icat ions of  Austral ian Standard 

A.S 2419.2 and have a minimum f low rate of  10 l i t res /second.  Fire 

hydrants shal l  be accessib le and located such that  a tanker can park 

wi th in a maximum distance of  20 metres from the hydrant and the 

habi table bui ld ing must be located such that  a f i re at  the fur thest  

extremity can be at tacked by f i re- f ighters using two 30 metre hose 

l ines and a 10 metre water jet .  A c lear unobstructed path between the 

hydrant and the most d istant  point  of  the bui ld ing cannot exceed 90 

metres. Hydrant locat ions shal l  be del ineated by blue markers placed 

on the hydrant s ide of  the centrel ine of  the road pavement. 

 

•  The Torrens Ti t le subdivis ion of  the land with in Lot 21 in DP 714858 

wi l l  create new lots which wi l l  have vehicular  access direct ly  of f  

per imeter  and internal  roads which wi l l  be constructed to the deemed-

to-sat isfy speci f icat ions for  Publ ic Roads as def ined by Chapter 4 of  

Planning for  Bushf ire Protect ion 2006 .  The new roads shal l  have a 

minimum 8.0 metre seal  width to Road 1 & 2 and 6.5 metre seal  width 

to the eastern end of  Road 2 and to Road 3 .  

 

•  The subdivis ion plan provides for  the construct ion of  a per imeter  f i re 

t ra i l  to the eastern aspect  of  Lots 29,  32,  39 – 43,  extending north 

f rom the Road 2 cul-de-sac,  turning to run along the northern 

boundary to l ink wi th the Road 3 cul-de-sac. This tra i l  forms the 

eastern edge of  the Asset Protect ion Zone to these lots and provides 

access to the bushfi re hazard interface. 

 
•  A fur ther f i re t ra i l  is  provided extending to the south off  the Road 2 

cul-de-sac and l inking to the exist ing access track that extends along 

the southern boundary of  the s i te,  wi th in the eastern unmade sect ion 

of  Hearnes Lake Road. This tra i l  provides access to the bushf i re 

hazard inter face along the southern aspect of  the subdivis ion.   

 

•  The specif icat ions for  the proposed f i re tra i ls  wi th in a development 

are: 

 

•  A minimum carr iageway width of 4.0 metres wi th an addit ional 

1.0 metre clearance provided to each side which is  kept c lear 

of  grasses and shrubs; 
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•  Passing bays shal l  be provided at approximately 200 metre 

intervals on f i re t ra i ls.  Passing bays shal l  be 20 metres long 

and 3 metres wide,  c lear of  the road format ion; 

•  The carry ing capaci ty  of  the f i re t rai l  sur face shal l  be 15 

tonnes for  ret iculated areas; 

•  Curves shal l  have an inner radius of  6 metres and an outer  

radius of  12 metres; 

•  Maximum grades shal l  be 15 degrees (10 degrees preferred);  

•  A minimum vert ical  distance of  4.0 metres shal l  be provided 

c lear of  overhanging branches, t rees and shrubs. 

 

•  The subdivis ion layout provides emergency response access/egress in 

the form of a looped road from Hearnes Lake Road and cul-de-sac 

turning heads to the short  dead-ends. The per imeter  f i re trai ls  provide 

access to the Li t toral  Rainforest  vegetat ion to the eastern and 

southern aspects of  the subdivis ion and adequately address f i re 

f ight ing access to the subdivis ion, given the low f i re r isk from the 

Li t toral  Rainforest  vegetat ion to these aspects.  

 

•  The intent ion of  bushfi re hazard management is  to prevent f lame 

contact wi th a structure, reduce radiant heat to below the igni t ion 

thresholds for  var ious elements of  a bui ld ing,  to minimize the 

potent ia l  for  wind dr iven embers to cause igni t ion and to reduce the 

ef fects of  smoke on residents and f i re- f ighters.   Careful  at tent ion 

shal l  be given to species select ion of  landscaping wi thin the lots,  

their  locat ion relat ive to their  f lammabi l i ty,  avoidance of  cont inui ty of  

vegetat ion [separat ion hor izontal ly and vert ical ly ]  and ongoing 

maintenance to remove f lammable fuels.  Methods of bushf i re hazard 

management include mowing of  lawns and manual  removal  of  

combust ible mater ial ,  par t icular ly wi th in the landscaped areas. 

 

•  I t  is  recommended that a Sect ion 88B Instrument,  under the 

provis ions of  the Conveyancing Act  of  1919, shal l  be created on the 

t i t le of  the lots wi th in the development to ensure ongoing 

management of  the nominated Asset Protect ion Zone and the 

combust ible fuels with in the landscaped gardens. 

 

The level  of  Bushf ire Protect ion proposed wi th in the appl icat ion is  

considered to sat is factor i ly address this  matter .  

 



200 
 

 

 

 

5.7.5 Geotechnical 
 

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

development from a geotech point  of  view.  The substrata are typical ly  s i l ty  

c lay at  a relat ively shal low depth on the higher ground.  The c lays 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  resident ia l  development from a 

geotechnical  point  of  v iew. 

 

5.7.6 Flooding 
 

Local f looding has been considered by Patterson Br i t ton & Partners25 and 

Gi lber t  and Suther land26 for  the subject  s i te and for  the Hearnes Lake ICOLL 

speci f ical ly.  

 

A detai led f lood study for  Hearnes Lake has been undertaken by Wor ley 

Parsons in relat ion to the Sandy Beach North development.   This report  

concludes that the 100 year ARI f lood level  is  2.6AHD and that the 100 year 

design recurrence taking account of  c l imate change is  2.95AHD.27  A further 

report  has been prepared by de Groot and Benson assessing the proposal  

against  th is  most recent f lood study.   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 2.95AHD.28 

 

I t  is  not  considered that  f looding is a matter for  concern relat ing to the 

subject s i te.  

 

 

 

                                                      
25 Patterson Britton and Partners Pty Ltd 45 Hearnes Lake Road, Coastal Hazard Definition and Lake Entrance Processes 2004 
26 Gilbert and Sutherland Pty Ltd Stormwater Management Plan for Proposed Hearnes Lake Road Development Coffs Harbour 
2004 
27 Wor ley  Parsons ;  Sandy Beach Nor th  Res iden t ia l  Deve lopment ,  F lood  Impac t  Assessment ,  
February  2009  p26 
28 De  Groo t  and  Benson P ty  L td ,  F lood ing  Assessment  fo r  Lo t  21  Hearnes  Lake  Road ,  Woo lgoo lga ,  
Apr i l  2009 
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5.8 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.29  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 A.    

 

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

and/or f i l ter  stormwater pr ior  to d ischarge into the receiv ing 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.30 

 

The proposed stormwater qual i ty management strategy was also configured 

and sized conceptual ly us ing MUSIC sof tware and compare against  the 

“modif 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 A but to achieve a level  of  t reatment 

that  exceeds current  best  pract ice.31 

 

The proposed stormwater quant i ty management e lements including roof 

gutters,  property roof drainage l ines, interal lotment drainage l ines, kerb and 

gutter ,  vegetated swales, roads and pipes would be appropriate for  

conveyance of  peak developed f lows for  the 10 and 100 year ARI design 

events.   A detent ion basin is  proposed wi th in the south-western corner of  

the s i te to achieve the DCP object ive that  requires development to have no 

adverse change to f lood behaviour for  adjacent propert ies or  e lsewhere in 

the catchment.   I t  is  considered that the proposed detent ion basin would 

achieve the Hearnes Lake/Sandy Beach DCP object ives.32 

 

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 from the development by an ephemeral  wet land 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 
                                                      
29 BMT WMB, Revised Stormwater Management Strategy, 45 Hearnes Lake Road, Woolgoolga, July 2008. 
30 Ibid. p1 
31 Ibid. p1 
32 Ibid. p2 
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development s i te preventing i t  f rom f lowing into the SEPP 26 Li t toral  

Rainforest .   To minimise the potent ia l  for  e levated loads of  stormwater 

pol lutants to be conveyed to the ephemeral  wet land, a ser ies of  ra inwater 

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 

ef fect ively perform the role of  water qual i ty buf fer  for  the ephemeral  

wet land. 

 

 

 
 
The report makes the fo l lowing recommendat ions: 

 

•  Rainwater tanks shal l  be provided for  a l l  residential  lots and have 

minimum capaci ty of  15kL. 

 

•  Rainwater tanks shal l  only capture roof  water and a minimum of 50% 

of the roof  area shal l  drain to the tank. 

 

•  A 1m wide vegetated f i l ter  str ip shal l  be provided behind the kerb and 

gutter  a long each road wi th in the development where vegetated 

swales are unable to be provided. 

 



203 
 

•  The combined surface area of  the vegetated swales shal l  be 1140m2. 

 

•  The proposed width of vegetated swales wi th in the development shal l  

be 3m. 

 

•  The minimum surface area of the bioretent ion swales/basin shal l  be 

455m2.   

 

•  The minimum pond volume of 700m3 shal l  be provided in ra inwater  

tanks. 

 

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

Lake/Sandy Beach DCP – Appendix A and exceeds best pract ice. 
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5.9 Heritage 
 

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

Cul tural  Her i tage for  the s i te.33  The si 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 Her i tage. 

 

 Under the auspices of Part  3A, author isat ions for  an approved project,  

inc luding permits and consents under Sect ion 87 and Sect ion 90 (Part  6)  of  

the National Parks and Wi ld l i fe Act 1974 ,  are not required for  development-

related works that  may impact on Abor ig inal  cul tural  her i tage.  However,  the 

NSW Department of  Planning wi l l  take account of  her i tage issues and 

consul t  wi th the Department of  Environment and Cl imate Change (DECC) to 

ensure that any such issues are duly considered pr ior  to grant ing project  

approval .   In the absence of  the requirement for  Sect ion 87 permits and 

Sect ion 90 consents,  the proponent wi l l  be required to manage Aboriginal  

her i tage issues in accordance with the speci f ic  condit ions of  approval 

imposed by the Minister  for  Planning.   

 

A f ie ld survey that inc luded Lot 21 was conducted wi th Coffs Harbour and 

Distr ic t  Local  Aboriginal  Land Counci l  (CHLALC) and Yarrawarra Aboriginal 

Corporat ion representat ives in 2004 to assist  preparat ion of  Coffs Harbour 

Ci ty Counci l ’s  Hearnes Lake/Sandy Beach Development Control  Plan. At that  

t ime, the Garby Elders were addit ional ly involved in a f ie ld reconnaissance 

inspect ion north of Hearnes Lake and were consul ted regarding the locat ions 

of  s i tes of  cul tural /socia l  s igni f icance. The outcomes and recommendat ions 

of  the 2004 assessment were and are st i l l  supported by the CHLALC and the 

Yarrawarra Aboriginal Corporat ion/Garby Elders and remain unchanged.  

 

The speci f ic  object ives of  the current  cul tural  her i tage assessment were to-  

 

•  Consul t  wi th Aboriginal  Stakeholders ident i f ied in accordance 

wi th the DECC (2004) 

Inter im Community Consul tat ion Requirements for  Appl icants to 

document any concerns they may have regarding the 

development proposal.  

                                                      
33Jacqueline Collins Consultant Archaeologist,  Lot 21 DP 714858 Hearnes Lake Road, Woolgoolga- Aboriginal Cultural 
Heritage Assessment, December 2007 
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•  Conduct a desktop assessment to ident i fy areas of known and 

potent ia l  Abor ig inal 

cul tural  and/or  archaeological  s igni f icance in and near Lot 21. 

•  Undertake an inspect ion of  Lot 21 with any registered 

Aboriginal  Stakeholders who 

required fur ther f ie ld assessment.  

•  Ident i fy any previously unrecorded s i tes/places of  cul tural  

s igni f icance that  may be 

affected by the proposed development.  

•  Assess the nature and extent  of  the potent ia l  impacts of  the 

proposal  on Abor ig inal 

cul tural  her i tage values and resources. 

•  Provide management recommendat ions,  developed in 

consul tat ion wi th Aborig inal 

Stakeholders,  to avoid and/or or  mit igate development impacts.   

 

At  the t ime of  f i rst  European set t lement the Hearnes Lake area was 

occupied by Gumbaingirr  speaking people whose tradi t ional terr i tory 

extended over a wide area from the Clarence River to at  least as far  south 

as the Nambucca.  The Gumbaingirr  comprised several  d ist inct  but  

interrelated groupings of  people,  each associated wi th a separate 

geographical  area.  Histor ical  accounts place the J i ta J i ta group between 

Moonee and Woolgoolga, with lands stretching in land to the Orara River. 

Gumbaingirr  groups shared economic resources, t rading and ceremonial  

occasions, intermarr ied, and spoke a mutual ly intel l ig ib le language, even 

though di f ferences of  d ia lect or  speech and some cultural  pract ices var ied 

from one group or  local i ty to another.   

 

During the course of everyday l i fe,  resource exploi tat ion was reportedly 

undertaken by family groups and often several  fami l ies would co-operate to 

form a highly f lexible ‘band’ that would gather and then disperse as 

condit ions demanded. In ear ly contact t imes most of  the Abor ig inal  

populat ion seems to have inhabi ted the coastal  p la in and major r iver 

corr idors.   The largest camps are said to have been si tuated at  Bagawa on 

the Orara River,  but substant ia l  coastal  camps remained at  Woolgoolga to 

the study area’s north and south respect ively.  

 

Aboriginal  landuse patterns were substant ial ly modif ied in the decades 

fo l lowing European sett lement,  as tradit ional  terr i tor ies were al ienated and 

freedom to move through the country was progressively restr ic ted.   Despi te 
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these obstacles,  many local  Gumbaingirr  were able to maintain t radi t ional  

knowledge of ,  and associat ions wi th their  country,  and st i l l  col lect and use a 

var iety of  bush tucker,  bush medic ines and other forest products.    

 

Indiv iduals and smal l  fami ly groups cont inued to occupy bush camps wel l  

into the 20th century, wi th many of  the remembered camps dat ing to the 

1940s, 50s and 60s.  Both these camps and a range of  other types of  

h istor ic  Abor iginal  s i tes have been researched and indicat ively mapped.  An 

analysis of h istor ic  camp locat ions revealed the major i ty to have been 

s i tuated on crown land wi th in 1-2 k i lometres of  the coast,  near a supply of  

f resh water.  A signi f icant proport ion of  these camps were establ ished ei ther 

at  a p lace of  work,  or in walk ing distance of work,  but others were used 

seasonal ly for  recreat ion purposes, or  in response to the avai labi l i ty  of  

certain resources. 

 

Two former 20th century camping places occur in the Hearnes Lake local i ty ,  

one wi th in the lakeside reserve just  south of  Hearnes Lake Road, and the 

other fur ther south near Sandy Beach.  The 2004 consul tat ion revealed two 

places of  t radi t ional  and on-going spir i tual  s igni f icance. The f i rs t  of  these 

(s ince registered as DECC si te #22-1-232) is  a natural  mythological  s i te 

centred on Flat Top Point,  which runs in land to encompass the freshwater  

lagoon that extends into the north eastern corner of  Lot 21. Myths connected 

wi th th is  s i te are secret /sacred and thus not avai lable for publ ic  

d isseminat ion.  The lagoon and i ts  associated wet land and banks would be 

rehabi l i tated and preserved as an area of  Environmental ,  Habi tat  and 

Catchment Protect ion (proposed Lot 28).  To identi fy whether the proposed 

resident ia l  development would adversely affect  the cultural  and spir i tual  

values of  s i te #22-1-232, consultat ion was undertaken wi th the si te 

informant (Tony Perk ins) dur ing the present assessment.  Tony Perkins 

advised that  these values would not  be compromised providing the lagoon 

and i ts  surrounds are spared any direct or  indirect  development d is turbance, 

and supported plans for  i ts  protect ion and rehabi l i tat ion. 

 

The second s i te of  spir i tual  s igni f icance (s i te #22-1-233) compr ises two 

smal l  a l luvia l  is lands near the conf luence of Double Crossing Creek and 

Hearnes Lake, 450 metres south of  Lot  21.   These is lands,  which are central  

to the ceremonial  increase of  animal ‘ totems’ belonging to speci f ic  

Aboriginal  fami l ies,  would not be affected by the proposed development.  

 



207 
 

Parts of  Hearnes Lake have more recent h istor ic ,  resource-use and 

emotional at tachments.   For a per iod of  some 15 years dur ing the 1950s and 

1960s, the late Michael McDougal l  l ived with re lat ives in a tent on the 

northern bank of  the lake,  approximately 50 metres south of  the study area.   

This campsi te was in i t ia l ly  recorded and i ts exact  locat ion pinpointed by 

Michael  McDougal l  dur ing the 2004 reconnaissance.  The camp residents 

pr imar i ly subsisted on mar ine and estuar ine foods, and walked along the 

beach to sel l  f ish in Woolgoolga. 

 

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 

Aboriginal  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 wi th 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.   

 

A f ie ld survey and assessment of  an area that included Lot 21 was 

undertaken by the consul tant  wi th the assistance and input of  CHLALC and 

Yarrawarra Aboriginal 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 recommendat ion 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  this  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 close 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  condi t ions 

have not improved since 2004, and that  any fur ther detai led survey of  Lot  21 
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would be s imi lar ly unproduct ive and arr ive at  the same conclusions and 

management recommendat ions as previously reached. An ident i 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 wetlands 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 .    Aboriginal  Stakeholder advice 

indicates that  the s igni f icant  values at tached to th is  s i te would not  be 

compromised providing proposed Lot  28 is  spared any direct  or  indirect  

development disturbance or  contaminat ion. 

 

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

proposed Lot 28, the study area has been cleared of  i ts  or iginal  vegetat ion 

and no longer of fers f lora or  fauna of  Aborig inal  resource use value.  

However,  Hearnes Lake to the south has been associated wi th 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 .   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 effects associated with 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  scatters 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 small  regrowth trees) is  considered to have 

any substant ia l  archaeological  potent ia l .   This potent ia l  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  status.  Given the erosional  soi l  

condi t ions, i t  was suggested that th is  invest igat ion could be ef fect ively 

achieved by ‘scraping off ’  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 was 

undertaken in 2009 and y ie lded very l i t t le in the way of mater ia l . 34  

                                                      
34 Jacque l ine  Co l l i ns  Consu l tan t  A rchaeo log is t ,  Lo t  21  DP 714858  Hearnes  Lake  Road ,  Woo lgoo lga -  

A rchaeo log ica l  Tes t  Excava t ions ,  March  2009 
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The report makes the fo l lowing recommendat ions: 

•  To preserve the cul tural  and spir i tual  values and attachments of  

the si te #22-1-232 natural  mythological  s i te,  proposed Lot 28 

should be spared any development-related disturbance, and 

protected and rehabi l i tated as proposed.  To achieve an 

appropr iate level  of  protect ion, considerat ion should be given to 

the fencing and s ignpost ing of  th is  a l lotment to minimise access 

and associated degradation by adjoin ing residents.   

 

•  I t  is  recommended that development of  the Lot 21 r idge be al lowed 

to proceed wi thout  fur ther Abor iginal  cul tural  her i tage constraints. 

 
•  In l ine wi th Aboriginal s takeholder wishes, a l l  cul tural  mater ia ls  

recovered dur ing the test  excavat ions descr ibed in this  report  

should be re- located (by the stakeholders)  to the proposed Lot 28 

Environmental ,  Habi tat  and Catchment Protect ion area once any 

required rehabi l i tat ion works are complete.  Detai ls  of  the 

redeposit ion locat ion should be suppl ied to the Department of  

Environment and Cl imate Change (DECC) for  i ts  records. 

 
•  Due to i ts  perceived low level  of cul tural  her i tage value and 

archaeological  potent ia l ,  no fur ther invest igat ion or  assessment is  

required with in the proposed residential  development area off  the 

potent ia l ly  sensi t ive sect ion of  r idge crest.  

 

•  To preserve the Aborig inal  cul tural /socia l  values of  Hearnes Lake, 

best-pract ice methods of  contain ing sediment and other pol lutant  

run-off  should be implemented dur ing the construct ion stage and 

maintained and over the long term. 

 

•  In the event that  any Aboriginal  cul tural  mater ials are discovered 

or exposed dur ing any stage of  the proposed development works, 

a l l  works must immediately cease in the v ic in i ty of  the f ind.   The 

DECC Northern Abor ig inal  Her i tage Uni t  (Coffs Harbour)  and the 

Aboriginal  Stakeholder groups should then be contacted for  

management advice and clearance given by these organisat ions 

before work resumes in the subject  local i ty.   In the unl ikely event 

that possible or  ident i f ied Abor iginal  skeletal  remains are 

discovered or  exposed, the NSW Pol ice Department should also be 

contacted in addi t ion to the above organisat ions.   
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I t  is  considered that the proposal appropriate ly addresses the Aboriginal  and 

European Cul tural  Her i tage of  the s i te.   
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5.10 Flora and Fauna 
 

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

Logical  Austra l ia dated July 2007.  35   

 

Previous f lora and fauna surveys had been undertaken on the subject s i te 

(James Warren & Associates 2003 (JWA); Bushf ire safe Austra l ia 2006).   

The JWA survey assessed f lora and vegetat ion of  the subject  s i te in June 

2003, and undertook an assessment of  threatened fauna habi tat  values 

based upon that f ie ldwork, but no systematic  survey for fauna species was 

undertaken.  The Bushf ire safe Austral ia (2006) survey carr ied out  f ie ldwork 

in order to review the vegetat ion and f lora data of  the JWA report,  and also 

undertook some systematic fauna survey methods (spot l ight ing, 

cal l  p layback,  stag-watching,  u l trasonic bat detect ion) on 24th February,  5th 

Apr i l  and 1st  June 2006. A review of  these previous reports was undertaken 

by staf f  of  Coffs Harbour Ci ty Counci l  (CHCC), who concluded that the 

season in which f lora and fauna survey had been undertaken was 

inappropr iate for  detect ing the threatened f lora and fauna l ikely to occupy or  

ut i l ise the subject  s i te.    Therefore,  fur ther survey work was required to be 

carr ied out dur ing spr ing, the season considered most appropr iate for  the 

detect ion of target species.   ELA is  a lso required to consider the potent ial  

impacts in accordance wi th local  environmental  p lanning instruments,  

namely the CHCC Comprehensive Koala Plan of  Management and the CHCC 

Tree Preservat ion Order.  Where potent ia l  impacts upon any threatened 

species are ident i f ied, amel iorat ive measures are to be proposed. 

 

The proposed residentia l  subdiv is ion includes a number of  features and 

measures that are designed to reta in and protect,  or  minimise potent ial  

impacts upon, the ecological  values present wi th in and adjacent to the 

subject s i te.  These inc lude: 

 

•  protect ion and buf fer ing of  the freshwater wet land and adjacent 

vegetated s lope on the eastern side of  the subject s i te;  

 

•  protect ion and buf fer ing of  the regenerat ing areas of  wet land and 

l i t toral  ra inforest  on the subject  s i te; 

 

•  buf fer ing of  the adjacent SEPP 26 Li t toral  Rainforest  community; 

 
                                                      
35 Eco Logical Australia, Flora & Fauna Assessment, Lot 21 DP 714858 45 Hearnes Lake Rd, Woolgoolga July 2007 
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•  adopt ion of a 50 metre hor izontal  buf fer  on the 3.5m above high water 

datum (AHD) vert ical  contour of  Hearnes Lake in order to protect the 

values of  the lake and fr inging vegetat ion;    

 

•  insta l lat ion of  a stormwater management system designed to manage 

and minimise the ingress of  potent ia l  stormwater-borne pol lutants into 

both the freshwater wet land and Hearnes Lake; 

 

•  the maintenance, possib ly through a covenant on property t i t les,  of  a 

nat ive grassland character,  dominated by Kangaroo Grass Themeda 

austra l is ,  in  the yards of  selected propert ies. This grassland 

community wi l l  be maintained through long mowing/s lashing t imed to 

maximise ef fect ive control  of  non-nat ive grasses; 

 

•  the retent ion,  where possible,  of  nat ive trees on the subject  s i te, and 

the use of  local-provenance seed in replant ing appropr iate areas wi th 

Kangaroo Grass, Forest Red Gum, Broad-leaved Paperbark,  Swamp 

Box and Swamp Oak. 

 

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

and communit ies produced a total  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 habi tat  assessment) ,  h ighl ighted in bold. 

 

 

Flora and Vegetation Survey 
 

A tota l  of  124 plant  species was recorded dur ing a traverse of  the subject  

s i te.  In compar ison, 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  p lant  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 

a l 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. 
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The subject  s i te is  considered to contain potent ial  habitat  for  seven 

threatened plant species as l is ted in bold in Appendix 1.  A thorough search 

of  the subject  s i te located one threatened plant  species,  Austral  Toadflax 

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. 

  

Six vegetat ion communit ies were identi f ied on the subject  s i te.    These 

communit ies,  their  extent ,  and conservat ion status are discussed below. 

Vegetat ion assessment for  th is  report  general ly concurred wi th that reported 

by JWA (2003). 

 

Broad- leaved Paperbark Forest 

Area:  0.11 ha. 

Descr ipt ion: A smal l  area of  swamp forest  dominated by Broad- leaved 

Paperbark Melaleuca quinquenerv ia  occurs adjacent to a freshwater wet land 

in the swale of  a consol idated beach hind-dune. Parts of  the understorey of  

th is  community,  and the adjoin ing wet land, are infested wi th the North 

American sedge Cyperus prol i fer ,  a water  p lant popular as an ornamental ,  

which has only recently been recorded as natural ised in NSW in several  

local i t ies (PlantNET 2007).  This species has the potent ia l  to become a 

ser ious environmental  weed that has the abi l i ty  to suppress or replace 

indigenous wet land vegetat ion.  Measures to control  i ts  spread should be 

undertaken as a matter  of  some urgency. 

Conservat ion Status: L is ted under NSW TSC Act as an Endangered 

Ecological  Community  Habi tat  of the Wallum Froglet .  

 

Coastal  Banksia /  Pink Bloodwood /  Swamp Oak low woodland 

Area: 0.35 ha. 

Descr ipt ion:  A regenerat ing community on an east- facing s lope adjacent to 

the western edge of  the freshwater  wet land. Dominant species are Coastal  

Banksia Banksia integr i fo l ia ssp. integr i fo l ia,  Swamp Oak Casuar ina glauca, 

Pink Bloodwood Corymbia intermedia and Forest Red Gum Eucalyptus 

teret icornis .  The understorey contains a diversi ty of  grassland and heath 

species.  Weeds are general ly few in number,  and th is  community is  

considered to be in good condit ion. 
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Conservat ion Status:  Not current ly l is ted as an EEC. As a part  of  the north-

east NSW forest  assessments,  NSW NPWS (1999a) l isted the Banksia forest 

ecosystem as a broad community incorporat ing a number of  coastal  

vegetat ion types dominated by species of  banksia.  The ecosystem was 

c lassi f ied as a rare ecosystem that  was considered to be severely depleted 

(c.  27% of pre-1750 extent  remaining),  h ighly inadequately reserved, and a 

pr ior i ty  for  conservat ion on pr ivate lands.  A recent ref inement of  the 1999 

north-east NSW forest ecosystem classi f icat ion (Eco Logical  

2006) ident i f ied the 'coastal  headland heaths of  the North Coast ’  vegetat ion 

community,  which better f i ts  the banksia community on the subject s i te,  as i t  

recognises th is  community,  which occurs on bedrock substrates, as dist inct 

to the banksia-dominated types that grow on deep sands or  sand sheets.  

This community was est imated to have about 70% of i ts  pre-1750 extent 

remaining. 

 

Freshwater Wetland 

Area: 0.41 ha. 

Descr ipt ion: A smal l ,  most ly ephemeral  f reshwater  wet land, with a smal l  

centra l  area which appears to be more or  less permanently inundated. This 

wet land l ies wi th in the swale of  a large consol idated hind-dune, at  the 

contact  zone of  deep coastal  sands and heavy c lay- loams of  the adjacent 

landward hi l ls lope. Community dominants include the water l i l ies Nymphaea 

caerulea ssp. zanzibarensis (a natural ised species) and Nymphoides indica ,  

the sedges Lepironia art iculata,  Eleochar is  sphacelata,  and a s igni f icant  

infestat ion of  the introduced Cyperus prol i fer ,  and the grasses Leers ia 

hexandra and Zoysia macrantha. 

Conservat ion Status: L is ted under NSW TSC Act as an Endangered 

Ecological  Community.   Habitat  of  the Wal lum Froglet .   Whi ls t  not current ly 

inc luded in coastal  wet land mapping under SEPP 14 Coastal  Wet lands, this  

community qual i f ies as such. 

 

L i t toral  Rainforest  regenerat ion 

Area: 0.02 ha. 

Descr ipt ion:  A smal l  regenerat ing patch of  L i t toral  Rainforest ,  adjacent to 

the intact  Li t toral  Rainforest  adjoin ing the eastern boundary of  the subject 

s i te.  Indicat ive species inc lude Cheese Tree Glochidion ferdinandi,  Li l ly Pi l ly 

Syzygium smithi i ,  Brush Cherry S. austra le and Sandpaper Fig Ficus 

coronata .  

Conservat ion Status: L is ted under NSW TSC Act as an Endangered 

Ecological .  
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Forest Red Gum / Broad- leaved Paperbark /  Swamp Oak /  Swamp Box 

remnant forest 

Area:  0.14 ha. 

Descr ipt ion:  A remnant forest  community of low stature,  compris ing several  

smal l  c lumps of  t rees and a number of  indiv idual t rees scattered mainly 

across the southern and eastern sect ions of the subject  s i te.  The dominant 

overstorey species is  Forest Red Gum Eucalyptus teret icornis ,  wi th Broad-

leaved Paperbark Melaleuca quinquenerv ia ,  Swamp Oak Casuar ina glauca 

and Swamp Box Lophostemon suaveolens occupying the mid-  to lower 

s lopes of  the si te.  The understorey has been modif ied through slashing and 

past  grazing of  l ivestock,  and contains a number of  weed species such as 

Broad- leaved Paspalum Paspalum wettste in i i ,  Carpet Grass Axonopus 

compressus and Dwarf  Mi lkwort  Polygala japonica,  but i t  a lso supports a 

reasonable diversi ty of  nat ive species.  There are approximately 30-40 

mature overstorey trees of  th is  community remaining on the subject  s i te,  

a long wi th a s imi lar  number of  younger specimens. This community would 

once have occurred across most of  the now-cleared parts of  the subject  s i te. 

Conservat ion Status: L is ted under NSW TSC Act as an Endangered 

Ecological .  The overstorey and nat ive groundcover species present in this  

community make i t  possib le to assign parts of  this  remnant vegetat ion to 

ei ther  one of  three EECs, depending upon whether Forest  Red Gum, Broad-

leaved Paperbark or  Swamp Oak dominate.  However,  because Forest  Red 

Gum current ly dominates,  and was probably the dominant overstorey 

species before the s i te was largely c leared, i t  is  best to assign th is  

community to the Sub-tropical  Coastal  Floodplain Forest of  the NSW North 

Coast b ioregion EEC. 

 

Slashed Kangaroo Grass /  Broad-leaved Paspalum / Pigeon Grass Grassland 

Area: 4.37 ha. 

Descr ipt ion:  Cover ing over 80% of the subject  s i te,  th is is  a der ived 

grassland community, created mainly through the removal  of  the overstorey 

of  community,  fo l lowed by management of  the land as a grazing enterpr ise.  

Depending upon soi l  moisture levels,  th is  community is  var iously dominated 

by Kangaroo Grass Themeda austral is ,  Broad- leaved Paspalum Paspalum 

wettsteini i  and South Afr ican Pigeon Grass Setar ia sphacelata .  Other 

common species inc lude Carpet Grass Axonopus compressus and Pennywort 

Centel la asiat ica .  
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Conservat ion Status: This community is  not considered to be of  conservat ion 

s igni f icance as i t  is  a der ived community.  However,  i t  const i tutes habi tat  for  

the threatened plant  Austral  Toadflax Thesium austra le .  

 

Endangered Ecological  Communit ies  

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

recorded on the subject s i te:  

 

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 Wet land. 

3.  Li 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 .  

 

Fauna Habitat 
 
The subject s i te contains potent ia l  habi tat  for 26 threatened fauna species,  

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

shel ter  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-bearing 

trees.  The s i te ’s  value as roost ing and breeding habi tat  for  hol low-

dependent species is ,  therefore,  negl igib le.  However,  the s i te may provide 

seasonal foraging for mobi le hol low-dependent species in the local  area. 
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Note that ,  in spi te of  a total  of  e ight  trap nights ef for t ,  no bats were captured 

in the harp t raps.  This is  probably due to the lack of  d ist inct  ‘ f lyways’  on the 

subject s i te,  and the observat ion of  a general ly low level  of  bat act iv i ty,  
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even over the freshwater  wet land. The l i t t le bat act ivi ty observed dur ing the 

survey per iod occurred over the water body of  Hearnes Lake. Traps were 

located on the subject s i te where the greatest  chance of  success was 

expected, but  because of  secur i ty concerns they could not  be located 

outside the subject s i te.  As ment ioned previously,  the subject s i te is  

considered to provide sub-optimal  habi tat  for mirochiropteran bats in 

general .  

 

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 fa i 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 that  the subject  s i te const i tutes very low qual i ty  

Koala habitat ,  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 ial  impact 

upon these species and communit ies of  a proposed residential  subdivis ion 

concluded that  a number of  amel iorat ive measures were required in order to 

meet ecological  object ives for  the s i te.  These include:36 

 

•  Secure environmental  protect ion zoning on part  of  the s i te to 

protect  known occurrences of ,  and potent ial  habi tat  for ,  threatened 

f lora and fauna and EECs. 

 

•  Consol idat ion and enhancement of  nat ive vegetat ion wi th in the 

above environmental  protect ion zone to ensure the pers istence of 

a local ,  coastal  vegetated corr idor which l inks areas to the north 

and south of  the s i te. 

 

•  Act ive, sympathet ic  management wi th in environmental  protect ion 

areas and sui table parts of  the development footpr int  to assist  in 

the regenerat ion of  EECs and other nat ive vegetat ion, and to 

maintain qual i ty habi tat  for  threatened f lora. 

                                                      
36 Ibid p34 
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•  Possib le use of  local  threatened plant  seed for  use in a populat ion 

enhancement program with in sui tably managed parts of  

environmental  protect ion zone. 

 

•  The maintenance of  the Kangaroo Grass grassland habi tat  on 

designated parts of  the s i te.   

 

•  Provis ion of environmental  buffers to protect areas of conservat ion 

value from edge ef fects. 

 

•  Stormwater management designed to maintain groundwater  

condit ions and local  patterns of  f reshwater  f low, and to ensure the 

qual i ty of  runoff  water into high conservat ion value areas wi th in 

and adjacent to the s i te. 

 

•  Explor ing opportuni t ies for  neighbour ing propert ies to adopt 

s imi lar  sympathet ic  management of  areas to enhance EEC 

regenerat ion and also to provide extended habi tat  for threatened 

f lora. 

 

I t  is  considered that these 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.  
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6.0 CONSULTATION 

The community consul tat ion process has proceeded, mostly informal ly,  over 

the past 5 years.  There was consul tat ion in preparat ion of  the or ig inal  

masterplan, consul tat ion in the assessment per iod of  the masterplan, 

counsul tat ion ( led by CHCC) dur ing the preparat ion and adopt ion of  the DCP 

and other informal conversat ions s ince then. 

 

During masterplan process in the eighteen months leading up to i ts  refusal  

the appl icant met or  spoke wi th immediate neighbours Mylchrest,  large 

landholder to west of  the s i te,  Davey, the owners of  the caravan park,  

owners of  no 1,3,5 & 9 Hearnes Lake Road and a number of  residents of  the 

caravan park.   Addi t ional ly the appl icant met wi th owners of  land on the 

Southern shore of Hearnes Lake. The appl icant a lso met with Sandy 

Hearnes Act ion Group (SHAG) including member Wayne Evans and toured 

the s i te wi th them. 

 

During the DCP process the appl icant at tended the Counci l  organized land 

holders meet ing, met wi th the CHCC masterplan consultant and at tended 

two publ ic  meet ings held at  Sandy Beach Pr imary School.  

 

Other opportuni t ies for  publ ic  consul tat ion were from submissions and 

feedback on the masterplan and the DCP. 

 

Subsequent ly the appl icant has met with or spoken to the neighbours not 

previously met including Wi lson and Thompson.  The appl icant  a lso met wi th 

Landcare representat ives and at tended tree plant ing organized meetings. 

 

The appl icant  has discussed the development of  the s i te wi th al l  level  of  

CHCC and wi th Counci l lors.   Some of these Counci l lors have toured the s i te 

wi th the appl icant.  

 
 

1.1 Coffs Harbour Ci ty Counci l  

1.2 NSW Department of  Environment and Cl imate Change 

1.3 NSW Department of  Water  and Energy 

1.4 NSW Department of  Pr imary Industr ies 

1.5 NSW Department of  Lands 

1.6 NSW Rural Fire Service 

1.7 NSW Roads and Traf f ic  Author i ty  

1.8 Sol i tary Is lands Mar ine Park Author i ty 
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1.9 Local Abor ig inal  Land Counci ls 

1.10 Community Consul tat ion 

 

Consul tat ion wi th local  and state government author i t ies and agencies,  

a long wi th the local  community was undertaken dur ing formulat ion of  the 

proposal .  Consul tat ion is  necessary in order to provide an avenue for  

part ic ipat ion in the environmental  assessment process and to ensure that a l l  

potent ia l  impacts are considered and addressed. 

 

The fo l lowing sect ion identi f ies re levant stakeholders and their  ro le in the 

environmental  assessment process, s trategies undertaken in order to carry 

out the required consul tat ion,  issues ra ised by stakeholders and how those 

matters have been addressed in the environmental  assessment.   

 
Consultation Strategy 
Consul tat ion wi th the above author i t ies consisted of  the provis ion of  an 

informat ion package including the Prel iminary Assessment,  draf t  Plan and 

summary of  appl icable information and issues.  

 

When required, d iscussion and negot iat ion wi th relevant agencies was 

undertaken wi th respondents wi th regard to any comment or  issues 

considered to be s igni f icance to the environmental  assessment.   

 
Consultation Outcomes 
The outcomes of  consul tat ion undertaken wi th authori t ies and agencies is  

summarised in the fo l lowing. On the whole,  author i t ies and agencies did not 

provide detai led comment on the proposal  as a resul t  of  the consultat ion 

process.  

 

I t  is  noted that a number of  author i t ies and agencies had been previously 

consul ted by the Department of  Planning dur ing the formulat ion of  the 

Director  General ’s  Environmental  Assessment Requirements. As a result  of  

th is  consultat ion process, these author i t ies and agencies provided 

guidel ines and assessment requirements which were then inc luded into the 

Director  Generals Requirements.  

 

I t  should also be noted that a l l  author i t ies and agencies wi l l  be provided 

wi th the opportuni ty to comment on the proposal ,  as part  of  the exhibi t ion 

process that wi l l  be undertaken by the consent author i ty,  fo l lowing 

lodgement of  the proposal.   
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Community Consultation 
Publ ic  consul tat ion programmes should be ta i lored to the speci f ic detai ls  of  

a project inc luding the fo l lowing: 

 

•  the projects local  and regional context;   

•  the type of development proposed;  

•  i ts  proximity to the local  community;  and  

•  the degree of  impact on environment and socio-economic 

aspects of  the area in which i t  is proposed.  

 

Al l  of the above detai ls  were considered when formulat ing a publ ic  

consul tat ion strategy for  a project.   

 

Community Consultation Strategy 
The aim of the community consultat ion strategy was to engage as widely as 

possible with al l  s takeholders,  with the view of seeking advice and input on 

the proposal  pr ior  to f inal isat ion. I t  was considered that the most ef fect ive 

way of  achieving th is  was to hold a ser ies of  publ ic  presentat ions and publ ic  

informat ion sessions.  

 

A publ ic  informat ion sessions wi l l  be held dur ing the exhibi t ion per iod. The 

proponent wi l l  present detai ls  of  the proposal  inc luding a thorough 

explanat ion of  the s i te analys is process undertaken and detai ls  of  the 

Project  Appl icat ion.  Quest ions and feedback wi l l  be invi ted at  a l l  sessions in 

an at tempt to fur ther understand the opinions of  the community in re lat ion to 

the proposal .   
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7.0  DRAFT STATEMENT OF COMMITMENTS 
 
The commitments l is ted in the fo l lowing sect ion have been compi led based 

on the environmental  assessments undertaken in the preparat ion of  this  EA.  

They provide a commitment f rom the proponent,  indicat ing responsibi l i t ies 

and t iming, to implement measures to minimise the r isk of  potent ia l  

environmental  impacts that have been ident i f ied through th is  assessment 

and ensure that the project is  environmental ly,  social ly and economical ly 

sustainable. 

 

The proponent is  commit ted to maximis ing the environmental ,  socia l  and 

economic benef i ts  of  th is  proposal  and minimiz ing any potent ia l  negat ive 

impacts.  The measures that the proponent wi l l  implement to achieve these 

object ives are out l ined below. 

 

General  
The development wi l l  be carr ied out in accordance with the Environmental  

Assessment Report  (EAR),  prepared by Mersonn Pty Ltd,  Apr i l  2009, 

support ing reports and drawings. 

 

Infrastructure 
The issues identi f ied and recommended measures as detai led below wi l l  be 

implemented: 

 

Water  Supply 

•  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. Responsibi l i ty :  Proponent Timing: Pr ior  to Subdiv is ion 

Cert i f icate 

 

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

development s i te.   Responsibi l i ty:  Proponent Timing: Pr ior  to 

Subdivis ion Cert i f icate 
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•  Al l  in ternal subdivis ion pipework to be general ly 100mm upvc.  

Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion Cert i f icate 

 
Sewer 

•  The appl icant proposes to forward fund that port ion of the works 

connect ing the si te via Hearnes Lake Road and the Paci f ic  Highway to 

the gravi ty sewer in Bosworth Road.  The cost  of  these works wi l l  be 

recouped from contr ibut ions as th is  s i te and the surrounding 

identi f ied future development areas are subdivided. 

 

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

possible to the locat ion shown in the DCP.  Responsibi l i ty :  Proponent 

Timing: Pr ior to Subdiv is ion Cert i f icate 

 

•  Construct a 150mm gravi ty sewerage main from the si te to the 

pumping stat ion.  The gravi ty main would be located in Hearnes Lake 

Road Reserve.  Responsibi l i ty :  Proponent Timing: Pr ior to Subdiv is ion 

Cert i f icate 

 

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

guidel ines.  Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion 

Cert i f icate 

 

Power and Telecomms 

•  The proposal  includes ampl i f icat ion of  the exist ing power and 

te lecommunicat ions services to provide for  the proposed subdiv is ion.  

Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion Cert i f icate 

 
 
Traff ic and Access 
 

The issues identi f ied and recommended measures as detai led below wi l l  be 

implemented: 

 

•  The bus turning c irc le at  the end of  Hearnes Lake Road wi l l  be 

constructed i f  the land is  acquired by CHCC.  Responsibi l i ty :  

Proponent Timing: Pr ior to Subdiv is ion Cert i f icate 
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•  Access to the permissive tenancies wi l l  be maintained via the exist ing 

unmade sect ion of  Hearnes Lake Road and upgraded in accordance 

wi th the proposed f i re t r ia l  requirements.  Responsibi l i ty:  Proponent 

Timing: Pr ior to Subdiv is ion Cert i f icate 

 
•  Access to the picnic area wi l l  be maintained f rom the bus turning 

c irc le.  Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion 

Cert i f icate 

 

Hazard Management and Mit igation 
 

The issues identi f ied and the recommended mit igat ion measures to address 

these as detai led below wi l l  be implemented. 

 

•  Acid Sulphate Soi ls  -   Further test ing for  ASS wi l l  be required i f  the 

sewer pumping stat ion is  located in this  posi t ion shown in the DCP.  

This is  not  required i f  the sewer pumping stat ion is  located wi th in the 

Road Reserve.  Responsibi l i ty :  Proponent Timing: Pr ior  to 

Construct ion of  sewer pumping stat ion  

 

Bushfire Hazard  
Asset Protect ion Zones as indicated in the EA report  and on the relevant 

drawings wi l l  be instated.  Aside from the instatement of asset protect ion 

zones, the fo l lowing mit igat ion measures wi l l  be implemented:  

 

•  That the minimum construct ion to the future dwel l ings shal l  be Level  1 

in accordance with the speci f icat ions of  Austra l ian Standard A.S 3959 

-1999 “Construct ion of Bui ld ings in Bushf ire Prone Areas. 

Responsibi l i ty :  Housing Developers Timing: On Construct ion of  

Houses. 

 

 

•  The future resident ia l  subdivis ion of  the land wi l l  have a ret iculated 

water  supply connected to the Coffs Harbour Counci l  mains.  The 

dwel l ings in the future subdivis ion of  the land wi l l  be connected to 

th is  ret iculated water supply.   The ret iculated water supply in the 

subdivis ion shal l  inc lude the provis ion of  a r ing main with Hydrants 

instal led in accordance wi th the speci f icat ions of  Austral ian Standard 

A.S 2419.2 and have a minimum f low rate of  10 l i t res /second.  Fire 
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hydrants shal l  be accessib le and located such that  a tanker can park 

wi th in a maximum distance of  20 metres from the hydrant and the 

habi table bui ld ing must be located such that  a f i re at  the fur thest  

extremity can be at tacked by f i re- f ighters using two 30 metre hose 

l ines and a 10 metre water jet .  A c lear unobstructed path between the 

hydrant and the most d istant  point  of  the bui ld ing cannot exceed 90 

metres. Hydrant locat ions shal l  be del ineated by blue markers placed 

on the hydrant s ide of  the centrel ine of  the road pavement.  

Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion Cert i f icate 

 

 

•  The Torrens Ti t le subdivis ion of  the land with in Lot 21 in DP 714858 

wi l l  create new lots which wi l l  have vehicular  access direct ly  of f  

per imeter  and internal  roads which wi l l  be constructed to the deemed-

to-sat isfy speci f icat ions for  Publ ic Roads as def ined by Chapter 4 of  

Planning for  Bushf ire Protect ion 2006 .  The new roads shal l  have a 

minimum 8.0 metre seal  width to Road 1 & 2 and 6.5 metre seal  width 

to the eastern end of  Road 2 and to Road 3 .  Responsibi l i ty :  

Proponent Timing: Pr ior to Subdiv is ion Cert i f icate 

 

 

•  The subdivis ion plan provides for  the construct ion of  a per imeter  f i re 

t ra i l  to the eastern aspect  of  Lots 29,  32,  39 – 43,  extending north 

f rom the Road 2 cul-de-sac,  turning to run along the northern 

boundary to l ink wi th the Road 3 cul-de-sac. This tra i l  forms the 

eastern edge of  the Asset Protect ion Zone to these lots and provides 

access to the bushfi re hazard interface.  Responsibi l i ty:  Proponent 

Timing: Pr ior to Subdiv is ion Cert i f icate 

 
•  A fur ther f i re t ra i l  is  provided extending to the south off  the Road 2 

cul-de-sac and l inking to the exist ing access track that extends along 

the southern boundary of  the s i te,  wi th in the eastern unmade sect ion 

of  Hearnes Lake Road. This tra i l  provides access to the bushf i re 

hazard inter face along the southern aspect of  the subdivis ion.  

Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion Cert i f icate 

 

•  The specif icat ions for  the proposed f i re tra i ls  wi th in a development 

are: 
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•  A minimum carr iageway width of 4.0 metres wi th an addit ional 

1.0 metre clearance provided to each side which is  kept c lear 

of  grasses and shrubs; 

•  Passing bays shal l  be provided at approximately 200 metre 

intervals on f i re t ra i ls.  Passing bays shal l  be 20 metres long 

and 3 metres wide,  c lear of  the road format ion; 

•  The carry ing capaci ty  of  the f i re t rai l  sur face shal l  be 15 

tonnes for  ret iculated areas; 

•  Curves shal l  have an inner radius of  6 metres and an outer  

radius of  12 metres; 

•  Maximum grades shal l  be 15 degrees (10 degrees preferred);  

•  A minimum vert ical  distance of  4.0 metres shal l  be provided 

c lear of  overhanging branches, t rees and shrubs. 

 

•  The intent ion of  bushfi re hazard management is  to prevent f lame 

contact wi th a structure, reduce radiant heat to below the igni t ion 

thresholds for  var ious elements of  a bui ld ing,  to minimize the 

potent ia l  for  wind dr iven embers to cause igni t ion and to reduce the 

ef fects of  smoke on residents and f i re- f ighters.   Careful  at tent ion 

shal l  be given to species select ion of  landscaping wi thin the lots,  

their  locat ion relat ive to their  f lammabi l i ty,  avoidance of  cont inui ty of  

vegetat ion [separat ion hor izontal ly and vert ical ly ]  and ongoing 

maintenance to remove f lammable fuels.  Methods of bushf i re hazard 

management include mowing of  lawns and manual  removal  of  

combust ible mater ial ,  par t icular ly wi th in the landscaped areas.  

Responsibi l i ty :  Housing Developer Timing: Construct ion of  Housing 

and On-going 

 

 

•  A Sect ion 88B Instrument,  under the provis ions of  the Conveyancing 

Act  of  1919, shal l  be created on the t i t le of  the lots wi th in the 

development to ensure ongoing management of  the nominated Asset 

Protect ion Zone and the combust ib le fuels wi th in the landscaped 

gardens. Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion 

Cert i f icate 
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Hydrology and sediment control 
Measures to maintain local  and on-si te water  qual i ty and provide protect ion 

f rom f lood in the fo l lowing table wi l l  be implemented. 

 

•  Rainwater tanks shal l  be provided for  a l l  residential  lots and have 

minimum capacity of  15kL wi th Lots 29, 32, 39, 40, 41, 42 and 43 

being provided wi th rainwater tanks wi th a minimum capaci ty of  40kL.  

Housing Developers Timing: On Construct ion of  Houses. 

 

•  Rainwater tanks shal l  only capture roof  water and a minimum of 50% 

of the roof  area shal l  drain to the tank.  Housing Developers Timing: 

On Construct ion of  Houses. 

 

•  A 1m wide vegetated f i l ter  str ip shal l  be provided behind the kerb and 

gutter  a long each road wi th in the development where vegetated 

swales are unable to be provided.  Responsibi l i ty :  Proponent Timing: 

Pr ior  to Subdiv is ion Cert i f icate 

 

•  The combined surface area of  the vegetated swales shal l  be 1140m2.  

Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion Cert i f icate 

 

•  The proposed width of vegetated swales wi th in the development shal l  

be 3m.  Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion 

Cert i f icate 

 

•  The minimum surface area of the bioretent ion swales/basin shal l  be 

455m2.  Responsibi l i ty:  Proponent Timing: Pr ior  to Subdiv is ion 

Cert i f icate 

 

•  The minimum pond volume of 700m3 shal l  be provided in ra inwater  

tanks.  Responsibi l i ty :  Housing Developers Timing: On Construct ion of  

Houses. 

 

 

Aboriginal heritage 
The fo l lowing management strategies wi l l  be implemented to address 

conservat ion of  Aborig inal  her i tage values ident i f ied on the s i te:   
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•  Proposed Lot 28 shal l  be spared any development-related 

disturbance, and protected and rehabi l i tated as proposed.  Housing 

Developer Timing: Construct ion of  Housing and On-going 

 

•  Proposed Lot 28 shal l  be fenced and s ignposted to minimise access 

and associated degradation by adjoin ing residents.  Responsibi l i ty:  

Proponent Timing: Pr ior to Subdiv is ion Cert i f icate 

 
•  In l ine wi th Aboriginal s takeholder wishes, a l l  cul tural  mater ia ls  

recovered dur ing the test  excavat ions descr ibed in this  report  should 

be re- located (by the stakeholders)  to the proposed Lot 28 

Environmental ,  Habi tat  and Catchment Protect ion area once any 

required rehabi l i tat ion works are complete.  Detai ls  of  the redeposi t ion 

locat ion should be suppl ied to the Department of  Environment and 

Cl imate Change (DECC) for  i ts  records.  Responsibi l i ty:  Housing 

Developer Timing: Construct ion of  Housing and On-going 

 

•  To preserve the Aborig inal  cul tural /socia l  values of  Hearnes Lake, 

best-pract ice methods of  contain ing sediment and other pol lutant  run-

off  shal l  be implemented dur ing the construct ion stage and 

maintained and over the long term.  Responsibi l i ty :  Housing Developer 

Timing: Construct ion of  Housing and On-going 

 

•  In the event that  any Aboriginal  cul tural  mater ials are discovered or  

exposed dur ing any stage of  the proposed development works,  al l  

works shal l  immediately cease in the vic in i ty of  the f ind.   The DECC 

Northern Abor ig inal  Heri tage Unit  (Coffs Harbour)  and the Abor ig inal  

Stakeholder groups shal l  then be contacted for management advice 

and c learance given by these organisat ions before work resumes in 

the subject local i ty .   In the unl ikely event that  possible or  ident i f ied 

Aboriginal  skeletal  remains are discovered or  exposed, the NSW 

Pol ice Department shal l  a lso be contacted in addi t ion to the above 

organisat ions. Responsibi l i ty :  Housing Developer Timing:  

Construct ion of  Housing and On-going 

 

Ecology 
Measures descr ibed in the EA to protect Flora of  Conservat ion Signi f icance, 

Fauna of  Conservat ion Signi f icance and Endangered Ecological  
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Communit ies wi th in the boundaries of  the s i te wi l l  be implemented dur ing 

and consequent to the development of  the proposal .  

 

•  Secure environmental  protect ion zoning on part  of  the s i te to 

protect  known occurrences of ,  and potent ial  habi tat  for ,  threatened 

f lora and fauna and EECs.  Responsibi l i ty :  CHCC Timing: On 

Approval  

 

•  Consol idat ion and enhancement of  nat ive vegetat ion wi th in the above 

environmental  protect ion zone to ensure the pers istence of  a local ,  

coastal  vegetated corr idor  which l inks areas to the north and south of  

the s i te.  Responsibi l i ty :  Proponent Timing: Pr ior  to Subdivis ion 

Cert i f icate 

 

•  Act ive, sympathet ic  management wi th in environmental  protect ion 

areas and sui table parts of  the development footpr int  to assist  in the 

regenerat ion of  EECs and other nat ive vegetat ion,  and to maintain 

qual i ty habitat  for  threatened f lora.  Responsibi l i ty :  Proponent Timing: 

Ongoing 

 

•  Possib le use of  local  threatened plant  seed for  use in a populat ion 

enhancement program with in sui tably managed parts of  environmental  

protect ion zone.  Responsibi l i ty :  Proponent Timing: Ongoing 

 

•  The maintenance of  the Kangaroo Grass grassland habi tat  on 

designated parts of  the s i te.  Responsibi l i ty :  Proponent Timing: 

Ongoing 

 

•  Provis ion of environmental  buffers to protect areas of conservat ion 

value from edge ef fects.  Responsibi l i ty :  Proponent Timing: Ongoing 

 

•  Stormwater management designed to maintain groundwater  

condit ions and local  patterns of  f reshwater  f low, and to ensure the 

qual i ty of  runoff  water into high conservat ion value areas wi th in 

and adjacent to the s i te.  Responsibi l i ty :  Proponent Timing:  Pr ior  to 

Subdivis ion Cert i f icate  

 

•  Explor ing opportuni t ies for  neighbour ing propert ies to adopt 

s imi lar  sympathet ic  management of  areas to enhance EEC 
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regenerat ion and also to provide extended habi tat  for threatened 

f lora.  Responsibi l i ty :  CHCC Timing: On Approval  
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8.0  CONCLUSION 

 
 

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  this  project .   The 

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

and the provis ions of CHLEP the Hearnes Lake/Sandy Beach DCP 

and the object ives and provis ions of  the relevant instruments,  pol ic ies 

and codes. 

 

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 signi f icant adverse impact upon 

the micro-c l 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, the proposal  is  unl ikely to result  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 land is zoned for  the proposed development and the proposal is  

consistent wi th the recently adopted DCP, the land has been subject 

of  extensive studies and the development should be approved in 

accordance wi th the proposal .    

 

 
 


