
APPENDIX A - SEARS RESPONSE TABLE 

1 
21 November 2025 

APPENDIX A - SEARS RESPONSE TABLE 

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

General 
Requirements 

The Environmental Impact Statement (EIS) for the development must  

• comply with these assessment requirements.  
• meet the form and content requirements in sections 190 and 192 of the 

Environmental Planning and Assessment Regulation 2021 (the Regulation)  
• have regard to the Department’s State Significant Development Guidelines (2021).  

The complete EIS 

 In addition, the EIS must include:  

• a clear comprehensive description of the proposal for the site, including details of all 
activities and processes proposed to be carried out as part of the development, 
including details of the decommissioning of the existing feedmill  

Section 2.0. 

Section 3.0. 

 • consideration of issues discussed in the public authority responses to request for key 
issues (see Attachment 2)  

See Below.  

 • a detailed assessment of the key issues specified below, including:  

- a description of the existing environment, using sufficient baseline data  

Section 2.4 
Section 2.5 

 - an assessment of the potential impacts of all stages and activities that form part 
of the development, including any cumulative impacts, taking into consideration 
relevant guidelines, policies, plans and statutes  

Section 6.0 

 - a description of the measures that would be implemented to avoid, minimise, 
mitigate and if necessary, offset the potential impacts of the development, 
including proposals for adaptive management and/or contingency plans to 
manage significant risks to the environment. 

Section 6.0 

Appendix D 

 The EIS must also be accompanied by:  

1. high quality files of maps and figures of the subject site and proposal 
The Entire EIS 

 2. a report providing a detailed calculation of the capital investment value (CIV) (as 
defined in Schedule 7 of the Regulation) of the proposal. The CIV report must:  

− be prepared by an AIQS Certified Quantity Surveyor or RICS Chartered Quantity 
Surveyor  

Appendix Y 
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− include details of all assumptions and components from which the CIV 
calculation is derived  

− include certification from the Quantity Surveyor that the report has been 
prepared having regard to the Department’s Planning Circular PS 21-020 
‘Calculation of capital investment value’ and all components costed are 
consistent with the project description and all proposed works for which consent 
is being sought as described in the EIS. 

 3. an estimate of the retained and new jobs that would be created during the 
construction and operational phases of the development, including details of the 
methodology to determine the figures provided. 

Section 3.4.5 

Section 6.11 

 4. certification that the information provided is accurate at the date of preparation. Signed Declaration 

 5. a declaration from a Registered Environmental Assessment Practitioner that your 
EIS includes the information specified in the Department’s Registered 
Environmental Assessment Practitioner Guidelines. 

Signed Declaration 

Key Issues The EIS must address the following specific matters:   

Statutory and Strategic Context – including:  
• a detailed description of the history of the site, including the relationship between the 

proposed development and all development consents and approved plans previously 
and/or currently applicable to the site including the existing feedmill  

Section 1.3 & 1.4 

 

• demonstration that the proposal is consistent with all relevant planning strategies, 
environmental planning instruments, adopted precinct plans, draft district plan(s) 
and adopted management plans and justification for any inconsistencies. This 
includes, but is not limited to:  

- State Environmental Planning Policy (Biodiversity and Conservation) 2021  
- State Environmental Planning Policy (Planning Systems) 2021  
- State Environmental Planning Policy (Primary Production) 2021  
- State Environmental Planning Policy (Resilience and Hazards) 2021  
- State Environmental Planning Policy (Transport and Infrastructure) 2021  
- New England North West Regional Plan 2041  

Section 4.1 

Appendix C 
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- Tamworth Local Environmental Plan 2010  

• A list of any approvals that must be obtained under any other Act or law before the 
development may lawfully be carried out. 

Section 4.1 

Suitability of the Site – including:  

• a detailed justification for the proposal and that the site can accommodate the 
proposed development having regard to its potential environmental impacts, 
permissibility, strategic context and existing site constraints.  

• a detailed justification that the site can accommodate the proposed development 
having regard to the scope of the operations of the existing facility and its 
environmental impacts and relevant mitigation measures.  

Section 7.6 

Community and Stakeholder Engagement – a community and stakeholder engagement 
strategy consistent with the Department’s Undertaking Engagement Guidelines for State 
Significant Projects for all stages of the development, including (but not limited to):  

• details of how issues raised, and feedback provided during engagement activities 
have been considered and responded to in the development  

•  details of the proposed approach to future community and stakeholder engagement 
based on the results of consultation.  

Section 5.0 

Appendix H 

Noise and Vibration – a quantitative noise and vibration impact assessment undertaken 
by a suitably qualified acoustic consultant in accordance with the relevant Environment 
Protection Authority guidelines and Australian Standards which includes:  

• the identification of impacts associated with construction, site emission and traffic 
generation at noise affected sensitive receivers, including the provision of operational 
noise contours and a detailed sleep disturbance assessment  

• details of noise monitoring survey, background noise levels, noise source inventory 
and ‘worst case’ noise emission scenarios  

• consideration of annoying characteristics of noise and prevailing meteorological 
conditions in the study area  

• a cumulative impact assessment inclusive of impacts from other developments 
including the existing feedmill  

Section 6.6 

Appendix O 
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• details and analysis of the effectiveness of proposed management and mitigation 
measures to adequately manage identified impacts, including a clear identification of 
residual noise and vibration following application of mitigation these measures and 
details of any proposed compliance monitoring programs.  

Hazards and Risk – prepare a Preliminary Hazard Analysis (PHA) prepared in accordance 
with the Department’s Hazardous Industry Planning Advisory Paper No. 6 – Hazard 
Analysis and Multi-Level Risk Assessment. The PHA should:  

• indicate the class, packing group, subsidiary-risks, quantity and location of all 
dangerous goods and hazardous materials stored at the proposed development  

• identify the hazards associated with the proposed development, including and not 
limited to hazards associated with:  

- the storage and handling of dangerous goods  
- the generation of dust from silos, conveying grinding and mixing equipment or 

systems, including considerations for preventing dust explosions 

• demonstrate that the development with the proposed modification complies with the 
risk criteria set out in the Department’s Hazardous Industry Planning Advisory Paper 
No. 4 – Risk Criteria for Land Use Safety Planning.  

Section 6.9 
Appendix Q 

Traffic and Transport – a quantitative traffic impact assessment prepared in accordance 
with relevant Roads and Maritime Services and Austroads guidelines, that includes:  

• details of all daily and peak traffic volumes likely to be generated during all key stages 
of construction and operation, including a description of key access / haul routes, 
vehicle types and potential queuing impacts  

• an assessment of the predicted impacts of this traffic on road safety and the capacity 
of the road network, including consideration of cumulative traffic impacts on existing 
performance levels of nearby intersections, using SIDRA or similar traffic model  

• an assessment of construction and operational impacts on the adjacent non-
operational rail corridor from West Tamworth to Barraba (Main Northern Rail Corridor)  

− plans demonstrating how all vehicles likely to be generated during construction 
and operation and awaiting loading and unloading can be accommodated on the 
site to avoid queuing in the street network  

Section 6.7 

Appendix P 
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• details and plans of proposed on-site parking provisions, and sufficient pedestrian 
and cyclist facilities, in accordance with the relevant Australian Standards  

• details of the largest vehicle anticipated to access and move within the site, including 
swept path diagrams depicting vehicles entering, exiting and manoeuvring throughout 
the site  

• details of road upgrades, infrastructure works or new roads or access points required 
for the development if necessary.  

Soils and Water – a surface water and groundwater assessment that includes:  

• an assessment of potential impacts on soil resources and riparian land on and near 
the site, including soil erosion  

• an assessment of potential surface and groundwater impacts associated with the 
development, including potential impacts on watercourses, riparian areas, 
groundwater, and groundwater-dependent communities nearby  

• a detailed site water balance including a description of the water demands and 
breakdown of water supplies, and any water licensing requirements  

• details of the proposed stormwater/wastewater drainage design including the 
capacity of onsite detention system(s), onsite sewage management and measures to 
treat, reuse or dispose of water  

• description of the measures to minimise water use  
• detailed flooding assessment  
• description of the proposed erosion and sediment controls during construction  
• characterisation of water quality at the point of discharge to surface and/or 

groundwater against the relevant water quality criteria.  

Section 2.5.2 

Section 2.5.3 

Section 2.5.4 
Section 6.4 

Appendix M 

Air Quality and Odour – a quantitative assessment of the potential air quality, dust and 
odour impacts of the development (construction and operation) on surrounding 
landowners, businesses and sensitive receptors, in accordance with relevant 
Environment Protection Authority guidelines, including:  

• details of buildings and air handling systems  
• evidence of appropriate meteorological data for use in dispersion modelling, using 

real and local meteorological data where possible  
• an investigation and assessment of odour impacts likely to be associated with ‘cold 

air drainage’ effects on all identified and potential receivers  

Section 6.5 

Appendix N 
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• inclusion of ‘worst case’ emission scenarios and sensitivity analyses  
• a contingency plan to address unpredicted operational odour impacts  
• a description and appraisal of air quality and odour impact monitoring, emission 

control techniques and mitigation measures.  

Waste – including:  

• details of the quantities and classification of all waste streams to be generated on site 
during the development  

• details of waste storage, handling and disposal during the development  
• details of the measures that would be implemented to ensure that the development 

is consistent with the aims, objectives and guidance in the NSW Waste and 
Sustainable Materials Strategy 2041. 

Section 6.13 

Appendix U 

 Biosecurity – including a biosecurity (pests, weeds and disease) risk assessment that 
details the likely plant, animal and community risks the development may pose to 
agricultural land uses in the locality, as per DPI Agriculture’s requirements.  

Section 6.15 
Appendix V 

 Bush Fire – a bush fire assessment report that addresses the aims and objectives of 
Planning for Bushfire Protection 2019 and includes:  

• details of proposed operational access for emergency services personnel  
• details of emergency and evacuation arrangements for occupants/visitors  
• a Bush Fire Emergency Management and Evacuation Plan prepared in accordance 

with relevant RFS guidance.  

Section 6.10 

Appendix R 

 Aboriginal Cultural Heritage – provide an Aboriginal Cultural Heritage Assessment 
Report (ACHAR), prepared in accordance with relevant guidelines, identifying, describing 
and assessing any impacts to Aboriginal cultural heritage sites or values associated with 
the site.  

Section 6.2 

Appendix L 

 Non-Aboriginal Cultural Heritage – a non-Aboriginal cultural heritage assessment 
(including both cultural and archaeological significance) which must detail potential 
impacts on heritage assets and any proposed management and mitigation measures.  

Section 2.5.7 

 Biodiversity – an assessment of the proposal’s biodiversity impacts in accordance with 
the Biodiversity Conservation Act 2016, including the preparation of a Biodiversity 

Section 6.1 

Appendix K 
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Development Assessment Report (BDAR) where required under the Act, except where a 
waiver for preparation of a BDAR has been granted.  

 Contamination – a site contamination assessment in accordance with the Managing 
Land Contamination Planning Guidelines: SEPP 55 – Remediation of Land (DUAP, 1998), 
including characterisation of the nature and extent of any contamination on the site and 
surrounding area.  

Section 6.3 

Appendix J 

 Infrastructure Requirements – an infrastructure delivery, management and staging plan 
that includes:  

• an assessment of impacts of the development on existing utility infrastructure and 
service provider assets surrounding the site  

• a detailed written and/or graphical description of infrastructure required on the site, 
including any electrical substation/s and on-site switch yard/s  

• details of the existing capacity of the site to service the proposed development and 
any extension or augmentation, property tenure or staging requirements for the 
provision of utilities, including arrangements for electrical network requirements, 
drinking water, wastewater and recycled water  

• a description of how any upgrades will be co-ordinated, funded and delivered on time 
and be maintained to facilitate the development  

• identification of any existing infrastructure or easements on or off the site which may 
be impacted by construction or operation of the development and details of 
measures to be implemented to address any impacts.  

Section 3.5 

 Visual – including:  

• an assessment of the potential visual impacts of the project on the amenity of the 
surrounding area  

• detailed plans showing suitable landscaping which incorporates endemic species.  

Section 6.8 

Appendix B 

 Greenhouse Gas and Ecologically Sustainable Development – including:  

• an assessment of the energy use of the proposal and all reasonable and feasible 
measures that would be implemented on site to minimise the proposal’s greenhouse 
gas emissions (reflecting the Government’s goal of net zero emissions by 2050)  

Section 6.14 

Section 7.5.4 
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• a description of how the proposal will incorporate the principles of ecologically 
sustainable development in the design, construction and ongoing operation of the 
development.  

 Social – including a social impact assessment in accordance with the Department’s 
Social Impact Assessment Guideline.  

Section 6.12 
Appendix T 

 Planning Agreement/Development Contributions – demonstration that satisfactory 
arrangements have been or would be made to provide, or contribute to the provision of, 
necessary local infrastructure required to support the development. 

Noted.  

Consultation  During the preparation of the EIS, you must consult with the relevant local, State or 
Commonwealth Government authorities, service providers, community groups and 
affected landowners.  
In particular you must consult with:  

• Tamworth Regional Council  
• Department of Planning and Environment, specifically the:  
• Environment and Heritage Group  
• Water Group  
• Environment Protection Authority  
• Heritage NSW  
• Department of Regional NSW, specifically:  
• Department of Primary Industries – Agriculture  
• Local Land Services  
• Transport for NSW  
• NSW Rural Fire Service  
• surrounding local landowners, businesses and stakeholders  
• local and regional community and environmental groups  
• Local Aboriginal Land Council  
• any other public transport, utilities or community service providers.  

Section 5.0 
Appendix H 
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LUCRA NSW DPI Agriculture has reviewed the scoping report for the above proposal and 
requests that the following requirements be included in the SEARs: 

• A Land Use Conflict Risk Assessment (LUCRA) should be undertaken for the 
proposed development. The LUCRA should detail any potential impacts from the 
proposed development on neighbouring agricultural land uses and potential 
impacts of neighbouring agricultural land uses on the operation of the proposed 
development. The LUCRA should detail the consultation undertaken with 
neighbouring landowners to identify potential impacts. For the identified impacts 
the LUCRA should detail mitigation measures to reduce the potential risk. The 
consideration of impacts should include those during operation of the facility and 
not just construction. 

Appendix X 

Biosecurity Management • A biosecurity management (pests, weeds, and disease) risk assessment should be 
prepared to detail the likely plant, animal, and community risks the proposed 
development may pose to agricultural land uses in the locality. The relevant weed or 
pest animals for a region are addressed in the regional plans or strategies issued by 
NSW Local Lands Services. The risk assessment should include details of how the 
proposal will deal with identified biosecurity risks as well as contingency plans for 
any failures. Include monitoring and mitigation measures for weed and pest 
management. The preparation of a biosecurity risk management plan for the new 
facility is an opportunity to modernise any existing biosecurity arrangements 

Section 6.15 

Appendix V 

DEPARTMENT OF PLANNING AND ENVIRONMENT - BIODIVERSITY, CONSERVATION AND SCIENCE DIRECTORATE 

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

 Ancillary development components 
The assessment should include all components of the proposal, including any ancillary 
activities such as road/track widening to enable transport of infrastructure components, 
connecting pipelines and transmission lines etc. 

Section 3.0 
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 Category 1 – exempt land 
Clearing of native vegetation on land that meets the definition of Category 1 - Exempt 
Land (as defined under the Local Land Services Act 2013 (LLS Act)) does not require 
assessment or offsetting under the Biodiversity Conservation Act 2016. Prescribed 
impacts as outlined in chapter 6 of the Biodiversity Assessment Method (2020) must still 
be considered on Category 1 - Exempt Land. In addition, potential impacts to Matters of 
National Environmental Significance under the Environment Protection and Biodiversity 
Conservation Act 1999 on Category 1 – exempt land must be considered. 
Section 60F of the LLS Act provides the transitional arrangements that are in place until 
a comprehensive NVR Map is published. During the ‘transitional period’ assessors can 
make a reasonable approximation of land categorisation for unpublished layers, in 
consultation with the landholder. 

Where a reasonable approximation is required, it is recommended that: 

• assessors first identify whether land meets criteria for Category 2 - Regulated Land, 
prior to Category 1 - Exempt Land. 

• In some circumstances, land may meet multiple map criteria i.e. criteria for 
Category 2 - Regulated Land, AND Category 1 - Exempt Land 

• In most circumstances’ Category 2 - Regulated Land criteria will determine the 
categorisation of the land, rather than Category 1 - Exempt Land criteria.  

Section 60I of the LLS Act and cl.113 of the LLS Regulation defines the criteria in which 
land can be classified as Category 2 Regulated Land, this includes land which: 

• was not cleared of native vegetation as at 1 January 1990; 
• was unlawfully cleared of native vegetation after 1 January 1990 and 25 August 2017; 
• contains native vegetation that was grown or preserved with the assistance of public 

funds (other than funds for forestry purposes); 
• contains grasslands that are not low conservation grasslands (or low conservation 

value grassland beneath the canopy or drip line of woody vegetation satisfying the 
criteria for Category 2); 

• is (or was previously) subject to a private native forestry plan approved under Part 
5B of the LLS Act 

• is subject to a private land conservation agreement; 
• is a ‘set aside’ under a Land Management (Native Vegetation) Code; 

Section 6.1 

Appendix K 
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• is an offset under a property vegetation plan or a set aside under the former native 
vegetation laws; 

• is subject to an approved conservation measure that was the basis for other land 
being biocertified; 

• is required to be set aside for nature conservation, revegetation or as an offset under 
an EP&A Act consent or approval 

• is identified as coastal wetlands or littoral rainforest; 
• is identified as koala habitat; 
• is a declared Ramsar wetland; or 
• is mapped as containing Critically Endangered species of plants or a Critically 

Endangered Ecological Community (CEEC) 
• is a Travelling Stock Route (outside of the Western Division) 
In areas which have the potential to contain CEECs, native grasslands or habitat for a 
Critically Endangered species of plant, land categorisation assessments should be 
supported by evidence from a site-based floristic assessment to demonstrate presence 
or absence. 
Where an assessor identifies land that does not meet the criteria for Category 2 
Vulnerable Regulated Land or Category 2 - Sensitive Regulated land, the assessor 
should then assess whether or not the land meets the definition of Category 1 – Exempt 
Land. Where the assessor identifies land as Category 1 – Exempt Land it must be 
adequately demonstrated that the identified land meets the criteria as set out in section 
60H of the LLS Act. Multiple pieces of evidence should be used to demonstrate a 
Category 1 – Exempt Land designation. This might include: 

• Publicly available data sets on the SEED data portal, such as: 

o Land use mapping – used to identify and map existing and historical agricultural 
land use in NSW – see NSW Landuse 2017 

o Woody vegetation extent – used to identify and map native vegetation extent – 
see NSW Native Vegetation Extent 5m Raster v1.2 

o State-wide Landcover and Tree Survey (SLATS) clearing for NSW – used to 
identify detectable clearing events since January 1990 – available here 
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• Published information on the Native Vegetation Regulatory Map, including Category 
2- Sensitive Regulated, Category 2-Vulnerable Regulated, and Excluded Land – 
available here 

• Site-based information and records, including current and historical high resolution 
aerial photography 

• current and historical photographs of the subject land 
• historical land management records maintained by the landowner 
• vegetation survey data collected on the subject land 
• documentation demonstrating history of authorised clearing and/or development. 

The published Native Vegetation regulatory map: method statement should be reviewed 
to determine how the datasets can be best interrogated to support any identification of 
Category 1 – Exempt Land. Additional guidance for determining native vegetation land 
categorisation for application in the Biodiversity Offsets Scheme is also available on the 
NSW Department of Planning and Environment website. 
Where there is uncertainty or datasets/information are conflicting, a precautionary 
approach should be applied and the land should be categorised as Category 2 – 
Regulated Land. 
Where Category 1 – Exempt Land is likely to be present on a development site, early 
engagement with BCS is encouraged. Prior to the Biodiversity Development Assessment 
Report being submitted to the consent authority, the accredited assessor should submit 
a proposed land categorisation method to the BCS North West Planning team at 
rog.nw@environment.nsw.gov.au for endorsement. 

 Controlled Actions under the Commonwealth Environment Protection and 
Biodiversity Conservation Act 1999 (EPBC Act) 
If the proposed development is likely to be a ‘Controlled Action’ under the EPBC Act, the 
accredited assessor should contact the BCS North West Planning team at 
rog.nw@environment.nsw.gov.au prior to submission of the EIS. The BCS North West 
Planning team can provide guidance on the minimum information requirements for the 
EIS for any entities that have been or are likely to be deemed a ‘Controlled Action’. 

Section 6.1 

Appendix K 
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 Biodiversity 
1. Biodiversity impacts related to the proposed project are to be assessed in 

accordance with Section 7.9 of the Biodiversity Conservation Act 2016 the 
Biodiversity Assessment Method 2020 and documented in a Biodiversity 
Development Assessment Report (BDAR). The BDAR must include information in the 
form detailed in the Biodiversity Conservation Act 2016 (s6.12), Biodiversity 
Conservation Regulation 2017 (s6.8) and Biodiversity Assessment Method 2020, 
unless the Department determines that the proposed development is not likely to 
have any significant impacts on biodiversity values. 

2. The BDAR must document the application of the avoid, minimise, and offset 
framework; including assessing all direct, indirect, uncertain and prescribed impacts 
in accordance with the Biodiversity Assessment Method 2020. 

3. The BDAR must include details of the measures proposed to address the offset 
obligation as follows: 

a. The total number and classes of biodiversity credits required to be retired for 
the development/project; 

b. The number and classes of like-for-like biodiversity credits proposed to be 
retired; 

c. The number and classes of biodiversity credits proposed to be retired in 
accordance with the variation rules; 

d. Any proposal to fund a biodiversity conservation action; 
e. Any proposal to conduct ecological rehabilitation (if a mining project); 
f. Any proposal to make a payment to the Biodiversity Conservation Fund. 

If seeking approval to use the variation rules, the BDAR must contain details of the 
reasonable steps that have been taken to obtain requisite like-for-like biodiversity 
credits. 
4. The BDAR must be submitted with all spatial data associated with the survey and 

assessment as per Appendix K of the BAM. 
5. The BDAR must be prepared by a person accredited in accordance with the 

Accreditation Scheme for the Application of the Biodiversity Assessment Method 
Order 2017 under s6.10 of the Biodiversity Conservation Act 2016. 

Section 6.1 

Appendix K 
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NOTE – A BDAR template and guidance document has been created to assist accredited 
assessors to prepare a BDAR. It has been developed in accordance with best practice, 
the minimum information requirements, and to support BDAR reviewers. The BDAR 
Template can be found here and the Guidance for the BDAR Template can be found 
here. 
Residual Prescribed Impacts within the BAM 2020 

Prescribed impacts can be difficult to quantify as they may result in discrete impacts, 
spatially undefined impacts, ecological regime shifts and/or impact cascades over time. 
Consequently, avoiding or minimising such impacts is critical and will likely be a key 
consideration for the consent authority in determining conditions of approval for 
relevant proposals. 

If avoidance and mitigation measures are not applicable or will not result in the 
complete reduction of prescribed impacts occurring, the assessor and proponent will 
need to consider options to compensate for unavoidable residual prescribed impacts. 

The BAM-C does not calculate biodiversity credits to offset a prescribed impact. 
However, the consent authority has the discretion to increase the number of biodiversity 
credits to be retired (or other conservation measures to be undertaken), under a 
planning approval. 

The assessment and calculation of a predicted offset obligation for any prescribed 
impacts must be presented prior to project determination and any impact occurring, in 
accordance with Section 7.14 of the Biodiversity Conservation Act 2016. The purpose of 
this requirement is to ensure: 

• commitments to proposed mitigation measures for residual prescribed impacts 
are described and can be captured in the projects consent conditions; and 

• the total offset obligation can be embedded in the project approval 

It is recommended that the proponent and assessor consult with BCS during the 
assessment process on prescribed impact assessment and calculation, when required. 

 Water and soils 
6. The EIS must map the following features relevant to water and soils including: 

a. Acid sulfate soils (Class 1, 2, 3 or 4 on the Acid Sulfate Soil Planning Map); 

Soils 

Section 2.5.2 

Section 3.3.3 
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b. Rivers, streams, wetlands, estuaries (as described in s4.2 of the Biodiversity 
Assessment Method); 

c. Wetlands as described in s4.2 of the Biodiversity Assessment Method; 
d. Groundwater; 
e. Groundwater dependent ecosystems; 
f. Proposed intake and discharge locations. 

7. The EIS must describe background conditions for any water resource likely to be 
affected by the project, including: 

a. Existing surface and groundwater; 
b. Hydrology, including volume, frequency and quality of discharges at proposed 

intake and discharge locations; 
c. Water Quality Objectives (as endorsed by the NSW Government) including 

groundwater as appropriate that represent the community’s uses and values for 
the receiving waters; 

d. Indicators and trigger values/criteria for the environmental values identified at (c) 
in accordance with the ANZECC (2000) Guidelines for Fresh and Marine Water 
Quality and/or local objectives, criteria or targets endorsed by the NSW 
Government; 

e. Risk-based Framework for Considering Waterway Health Outcomes in Strategic 
Land-use Planning Decisions. 

8. The EIS must assess the impacts of the project on water quality, including: 
a. The nature and degree of impact on receiving waters for both surface and 

groundwater, demonstrating how the project protects the Water Quality 
Objectives where they are currently being achieved, and contributes towards 
achievement of the Water Quality Objectives over time where they are currently not 
being achieved. This should include an assessment of the mitigating effects of 
proposed stormwater and wastewater management during and after construction; 

b. Identification of proposed monitoring of water quality. 
9. The EIS must assess the impact of the project on hydrology, including: 

a. Water balance including quantity, quality and source; 
b. Effects to downstream rivers, wetlands, estuaries, marine waters and floodplain 

areas; 
c. Effects to downstream water-dependent fauna and flora including groundwater 

dependent ecosystems; 

Appendix Z 

 
Flooding and Stormwater  

Section 2.5.3 

Section 3.3.5 
Section 6.4 

Appendix M 

 

Groundwater 
Section 2.5.4 

Section 3.3.3 

Section 6.3.1.2 

 
Water Use 

Section 2.6.1 
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d. Impacts to natural processes and functions within rivers, wetlands, estuaries and 
floodplains that affect river system and landscape health such as nutrient flow, 
aquatic connectivity and access to habitat for spawning and refuge (e.g. river 
benches); 

e. Changes to environmental water availability, both regulated/licensed and 
unregulated/rules-based sources of such water; 

f. Mitigating effects of proposed stormwater and wastewater management during 
and after construction on hydrological attributes such as volumes, flow rates, 
management methods and re-use options; 

g. Identification of proposed monitoring of hydrological attributes. 

 Flooding 
10. The EIS must map the following features relevant to flooding as described in the 

Floodplain Development Manual 2005 including: 
a. Flood prone land; 
b. Flood planning area, the area below the flood planning level; 
c. Hydraulic categorisation (floodways and flood storage areas); 
d. Flood hazard. 

11. The EIS must describe flood assessment and modelling undertaken in determining 
the design flood levels for events, including a minimum of the 5% Annual Exceedance 
Probability (AEP), 1% AEP, flood levels and the probable maximum flood, or an 
equivalent extreme event. 

12. The EIS must model the effect of the proposed project (including fill) on the flood 
behaviour under the following scenarios: 

a. Current flood behaviour for a range of design events as identified in 14 above. This 
includes the 0.5% and 0.2% AEP year flood events as proxies for assessing 
sensitivity to an increase in rainfall intensity of flood producing rainfall events due 
to climate change. 

13. Modelling in the EIS must consider and document: 
a. Existing council flood studies in the area and examine consistency to the flood 

behaviour documented in these studies; 
b. The impact on existing flood behaviour for a full range of flood events including up 

to the probable maximum flood, or an equivalent extreme flood; 

Section 2.5.3 

Section 3.3.5 

Section 6.4 
Appendix M 
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c. Impacts of the development on flood behaviour resulting in detrimental changes in 
potential flood affection of other developments or land. This may include 
redirection of flow, flow velocities, flood levels, hazard categories and hydraulic 
categories; 

d. Relevant provisions of the NSW Floodplain Development Manual 2005. 
14. The EIS must assess the impacts on the proposed project on flood behaviour, 

including: 
a. Whether there will be detrimental increases in the potential flood affectation of 

other properties, assets and infrastructure; 
b. Consistency with Council floodplain risk management plans; 
c. Consistency with any Rural Floodplain Management Plans; 
d. Compatibility with the flood hazard of the land; 
e. Compatibility with the hydraulic functions of flow conveyance in floodways and 

storage in flood storage areas of the land; 
f. Whether there will be adverse effect to beneficial inundation of the floodplain 

environment, on, adjacent to or downstream of the site; 
g. Whether there will be direct or indirect increase in erosion, siltation, destruction of 

riparian vegetation or a reduction in the stability of riverbanks or watercourses; 
h. Any impacts the development may have upon existing community emergency 

management arrangements for flooding. These matters are to be discussed with 
the NSW SES and Council; 

i. Whether the proposal incorporates specific measures to manage risk to life from 
flood. These matters are to be discussed with the NSW SES and Council; 

j. Emergency management, evacuation and access, and contingency measures for 
the development considering the full range or flood risk (based upon the probable 
maximum flood or an equivalent extreme flood event). These matters are to be 
discussed with and have the support of Council and the NSW SES; 

k. Any impacts the development may have on the social and economic costs to the 
community as consequence of flooding. 
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 A detailed and consolidated site water balance. Section 2.6.1 
Section 3.5.3 

 Description of all works/activities that may intercept, extract, use, divert or receive 
surface water and/or groundwater. This includes the description of any development, 
activities or structures that will intercept, interfere with or remove groundwater, both 
temporary and permanent. 

Section 6.4 

Appendix M 

 Details of all water take for the life of the project and post closure where applicable. This 
is to include water taken directly and indirectly, and the relevant water source where 
water entitlements are required to account for the water take. If the water is to be taken 
from an alternative source confirmation should be provided by the supplier that the 
appropriate volumes can be obtained. 

Section 2.6.1 

Section 3.5.3 

 Details of Water Access Licences (WALs) held to account for any take of water where 
required, or demonstration that WALs can be obtained prior to take of water occurring. 
This should include an assessment of the current market depth where water entitlement 
is required to be purchased. Any exemptions or exclusions to requiring approvals or 
licenses under the Water Management Act 2000 should be detailed by the proponent. 

Section 2.6.1 

Section 3.5.3 

 A description of groundwater conditions that provides an understanding of groundwater 
level across the site under a range of wet and dry conditions. 

Section 2.5.4 

Section 6.3.1.2 

 Assessment of impacts on surface and ground water sources (both quality and 
quantity), related infrastructure, adjacent licensed water users, basic landholder rights, 
watercourses, riparian land, groundwater dependent ecosystems, and ground water 
levels; including measures proposed to reduce and mitigate these impacts. 

Section 6.4 

Appendix M 

 Proposed surface and groundwater monitoring activities and methodologies. 
Section 6.4 
Appendix M 
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 Identification and impact assessment of all works/activities located on waterfront land 
including an assessment against Guidelines for Controlled Activities on Waterfront Land 
(DPE 2022). 

N/A 

 Assessment of project against relevant policies and guidelines The Entire EIS 

DPE - HERITAGE NSW  

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

Aboriginal Cultural 
Heritage 

 

Provide an Aboriginal Cultural Heritage Assessment Report (ACHAR), prepared in 
accordance with relevant guidelines, identifying, describing and assessing any impacts 
to Aboriginal cultural heritage sites or values associated with the site. 

Section 6.2 

Appendix L 

 

NSW ENVIRONMENTAL PROTECTION AGENCY  

 

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

 1. Environmental impacts of the project 

1.1. The EIS must address the requirements of Section 45 of the Protection of the 
Environment Operations Act 1997 (POEO Act) by determining the extent of each impact 
and providing sufficient information to enable the EPA to determine appropriate 
conditions, limits and monitoring requirements for an Environment Protection Licence 
(EPL). 
1.2. Impacts related to the following environmental issues need to be assessed, 
quantified and reported on: 

• Air Issues, including odour: air quality including dust and odour generation from the 
construction, concurrent feedmill operation, and ongoing operations on the 
surrounding landscape and/or community; 

See below.  
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• Noise and vibration impacts associated with construction noise, concurrent 
feedmill operation noise, and operational noise particularly machinery and plant 
movements; 

• Waste including hazardous materials and radiation. Consideration needs to be 
given to disposal options for general waste, sanitary waste as well as hazardous 
materials and radiation, where relevant. 

• Water and Soils including site water balance and sediment and erosion controls 
during construction and operation phases. 

The Environmental Impact Statement (EIS) should address the specific requirements 
outlined under each heading below and assess impacts in accordance with the relevant 
guidelines mentioned. 

 2. Licensing requirements 
2.1. The development is a scheduled activity under the Protection of the Environment 
Operations Act 1997 (POEO Act) and will therefore require an Environment Protection 
Licence (EPL) if approval is granted. 
2.2. Should project approval be granted, the proponent will need to make an application 
to the EPA for its EPL for the proposed facility prior to undertaking any on site works. 
Additional information is available through the EPA Guide to Licensing document 
(www.epa.nsw.gov.au/licensing/licenceguide.htm). 

Noted. 

 SPECIFIC ISSUES 

3. Air issues 
3.1. The EIS must demonstrate the proposal’s ability to comply with the relevant 
regulatory framework, specifically the Protection of the Environment Operations (POEO) 
Act (1997) and the POEO (Clean Air) Regulation (2002). Particular consideration should 
be given to section 129 of the POEO Act concerning control of “offensive odour”. 
3.2. The EIS must include an air quality impact assessment (AQIA). The AQIA must be 
carried out in accordance with the document, Approved Methods for the Modelling and 
Assessment of Air Pollutants in NSW (2016), available at: https://www.epa.nsw.gov.au/-
/media/epa/corporate-site/resources/air/approved-methods-for-modelling-and-
assessmentof-air-pollutants-in-nsw-160666.pdf 

Section 6.5 
Appendix N 
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3.3. The EIS must detail emission control techniques/practices that will be employed at 
the site and identify how the proposed control techniques/practices will meet the 
requirements of the POEO Act, POEO (Clean Air) Regulation and associated air quality 
limits or guideline criteria. 

 4. Noise and Vibration 

The EIS must assess the following noise and vibration aspects of the proposed 
development 
4.1. Construction noise associated with the proposed development should be assessed 
using the Interim Construction Noise Guideline (DECC, 2009). These are available at: 
https://www.epa.nsw.gov.au/your-environment/noise/industrial-noise/interim-
constructionnoise-guideline 
4.2. Vibration from all activities (including construction and operation) to be undertaken 
on the premises should be assessed using the guidelines contained in the Assessing 
Vibration: a technical guideline (DEC, 2006). These are available at: 
https://www.epa.nsw.gov.au/yourenvironment/ noise/industrial-noise/assessing-
vibration 

4.3. If blasting is required for any reasons during the construction or operational stage of 
the proposed development, blast impacts should be demonstrated to be capable of 
complying with the guidelines contained in Australian and New Zealand Environment 
Council – Technical basis for guidelines to minimise annoyance due to blasting 
overpressure and ground vibration (ANZEC, 1990).These are available at: 
https://www.epa.nsw.gov.au/yourenvironment/noise/industrial-noise/interim-
construction-noise-guideline 

4.4. Operational noise from all industrial activities (including private haul roads and 
private railway lines) to be undertaken on the premises should be assessed using the 
guidelines contained in the NSW Noise Policy for Industry (EPA, 2017). 
https://www.epa.nsw.gov.au/your-environment/noise/industrial-noise/noise-policy-
forindustry-(2017) 

4.5. Noise on public roads from increased road traffic generated by land use 
developments should be assessed using the guidelines contained in the NSW Road 

Section 6.6 

Appendix O 

https://www.epa.nsw.gov.au/yourenvironment/
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Noise Policy and associated application notes (EPA, 2011). 
https://www.epa.nsw.gov.au/yourenvironment/noise/transport-noise 

 5. Waste, chemicals and hazardous materials and radiation 

5.1. The EIS must assess all aspects of waste generation, management and disposal 
associated with the proposed development. 
5.2. The EIS must demonstrate compliance with all regulatory requirements outlined in 
the POEO Act and associated waste regulations.  

5.3. The EIS must identify, characterise and classify the following in accordance with the 
EPA's Waste Classification Guidelines (2014) and associated addendums: 
(i) all waste that will be generated onsite through excavation, demolition or construction 
activities, including proposed quantities of the waste; 

(ii) all waste that is proposed to be disposed of to an offsite location, including proposed 
quantities of the waste and the disposal locations for the waste. This includes waste 
that is intended for re-use or recycling. 

Note: The EPA's Waste Classification Guidelines (2014) and associated addendums are 
available at: https://www.epa.nsw.gov.au/your-environment/waste/classifying-waste 
5.4. The EIS must outline contingency plans for any event that may result in 
environmental harm, such as excessive stockpiling of material, or dirty water volumes 
exceeding the storage capacity available on-site. 
5.5. The EIS must demonstrate that appropriate spill containment will be provided for 
storage, filling and loading of all fuels and other chemicals to be used on site, in 
accordance with the relevant Australian Standard. 

Section 3.5.4 

Section 6.13 

Appendix U 

 
 

 6. Water 

6.1. The EIS must demonstrate how the proposed development will meet the 
requirements of section 120 of the POEO Act. 
6.2. The EIS must include a water balance for the development including water 
requirements (quantity, quality and source(s)) and proposed storm and wastewater 

Section 2.6.1 

Section 3.5.3 

Section 6.4 
Appendix M 

https://www.epa.nsw.gov.au/yourenvironment/noise/transport-noise


APPENDIX A - SEARS RESPONSE TABLE 

23 
21 November 2025 

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

disposal, including type, volumes, proposed treatment and management methods and 
re-use options. 
6.3. If the proposed development intends to discharge waters to the environment, the 
EIS must demonstrate how the discharge(s) will be managed in terms of water quantity, 
quality and frequency of discharge and include an impact assessment of the discharge 
on the receiving environment. This should include: 

• Description of the proposal including position of any intakes and discharges, 
volumes, water quality and frequency of all water discharges. 

• Description of the receiving waters including upstream and downstream water 
quality as well as any other water users. 

• Demonstration that all practical options to avoid discharge have been implemented 
and environmental impact minimised where discharge is necessary. 

6.4. The EIS must refer to Water Quality Objectives for the receiving waters and 
indicators and associated trigger values or criteria for the identified environmental 
values of the receiving environment. This information should be sourced from the 
ANZECC (2018) Guidelines for Fresh and Marine Water Quality, available at: 
https://www.waterquality.gov.au/anzguidelines 
6.5. The EIS must describe how stormwater will be managed in all phases of the project, 
including details of how stormwater and runoff will be managed to minimise pollution. 
Information should include measures to be implemented to minimise erosion, leachate 
and sediment mobilisation at the site. The EIS should consider the guidelines Managing 
urban stormwater: soils and construction, vol. 1 (Landcom 2004) and vol. 2 (A. 
Installation of services; C. Unsealed roads; D. Main Roads; E. Mines and quarries) 
(DECC, 2008). 
6.6. The EIS must describe any water quality monitoring programs to be carried out at 
the project site. Water quality monitoring should be undertaken in accordance with the 
Approved Methods for the Sampling and Analysis of Water Pollutants in NSW (2004) 
which is available at: https://www.epa.nsw.gov.au/-/media/epa/corporate-
site/resources/water/approvedmethodswater.pdf 
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Bushfire Hazard Assessment The preparation of an environmental assessment for the proposed development 
should incorporate a bushfire hazard assessment prepared by a suitably qualified 
person. 
This assessment shall include site-specific recommendations for the proper 
design of: 

• asset protection zones; 
• measures to prevent a fire occurring within the site from developing into a 

bush/grass fire risk to the surrounding area; 
• water supply for fire fighting purposes; 
• land and vegetation management; 
• emergency management procedures, including the development of a Fire 

Management Plan in consultation with the local NSW RFS District Fire Control 
Centre; and 

• vehicular access and defendable space around assets. 
 

Protection for assets from bush fires can be achieved through a combination of 
strategies which will: 

• minimise the impact of radiant heat and direct flame contact by separating 
development from bush fire hazards; 

• minimise the vulnerability of buildings to ignition and fire spread from flames, 
radiation and embers; 

• enable appropriate access and egress for firefighters; 
• provide adequate water supplies for bush fire suppression operations; 
• focus on facility preparedness, including emergency planning and property 

maintenance requirements; and 
• facilitate the maintenance of asset protection zones, access for firefighting and 

on-site equipment for fire suppression 

Section 6.10 

Appendix R 
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Traffic Impact Assessment Traffic Impact Assessment (TIA) be prepared by suitably qualified person/s in 
accordance with the Austroads Guide to Traffic Management Part 12, the 
complementary TfNSW Supplement and RTA Guide to Traffic Generating 
Developments. 
The TIA is to identify the impacts of the development and the proposed on-site and 
off-site measures proposed to mitigate the impacts of the development on any road 
or rail related infrastructure. The TIA must explain and justify all inputs informing the 
proposed mitigation measures and TIA conclusions. 
The TIA should be tailored to the scope of the proposed development and include, 
but not necessarily be limited to, consideration of the following; 

• A map of the surrounding road network identifying the site access, nearby 
accesses, intersections and transport related facilities. 

• A map of the proposed transport route/s identifying all public roads proposed to 
obtain access from the classified (State) road/s to the development site. 

• The total impact of existing and proposed development on the road network with 
consideration for a 10 year horizon. This should include; 

- Identify Annual Average Daily Traffic (AADT) volumes with percentage heavy 
vehicles along the transport route/s and diagrammatically demonstrate AM 
and PM peak hour movements at key intersections. 

- Background traffic data from published sources and/or recent survey data. 
The source of data and any assumptions are to be clearly explained and 
justified, including the growth rate applied to the future horizon. Due to the 
impact of COVID-19 on travel patterns, traffic counts undertaken at this time 
may not be representative of normal volumes. Alternative approaches to 
understanding the impact of COVID-19 on traffic patterns should be 
discussed with TfNSW. 

- The volume and distribution of existing and proposed trips to be generated 
by the construction, operational and decommission phases of the 
development. This should identify the maximum daily and hourly demands 
generated by the development, particularly where they coincide with the 

Section 6.7 
Appendix P 
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network peak hour and where multiple phases of the development will occur 
concurrently. 

- Any (existing or future) Environmental Protection Licence (EPL) which 
applies restrictive measures to heavy vehicle movements for the 
development and how they may impact heavy vehicle movements on the 
classified road network. 

- The type and frequency of design vehicles accessing the development site. 
• Details of the road geometry and alignment along the identified transport 

route/s, including existing formations, crossings, intersection treatments and 
any identified hazards. This should include; 
- Available sight distances at the site access and nearby intersections and any 

constraint to achieving the required sight distance for the posted speed 
limit.  

- Available sight distances at intersections along the proposed transport 
routes and any constraint to achieving the required sight distance for the 
posted speed limit. 

- An assessment of turn treatment warrants in accordance with the Austroads 
Guide to Traffic Management Part 6 and Austroads Guide to Road Design 
Part 4A for intersections along the identified transport route/s, identifying 
the existence of the minimum basic turn treatments and addressing the 
need for any warranted higher order treatments. 

- Swept path analysis demonstrating the largest design vehicle entering and 
leaving the development, and moving in each direction through 
intersections along the proposed transport route/s. 

• Capacity analysis using SIDRA or other relevant application, to identify an 
acceptable Level of Service (LOS) at intersections with the classified (State) 
road/s, and where relevant, analysis of any other intersections along the 
proposed transport route/s. 

• A review of crash data along the identified transport route/s for the most recent 
5 year reporting period and an assessment of road safety along the proposed 
transport route/s considering the safe systems principles adopted under Future 
Transport 2056. 
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• Strategic (2D) design drawings of all proposed road works and the site access 
demonstrating scope, estimated cost and constructability of works required to 
mitigate the impacts of the development on road safety, traffic efficiency and the 
integrity of transport infrastructure. Works must be appropriately designed for 
the existing posted speed limit. 

• Site plan demonstrating site access, internal manoeuvring, servicing and parking 
areas consistent with the relevant parts of AS2890 and Council requirements. 

• Details of measures to address impacts and/or provide connections for public 
transport services and active transport modes, such as, public and school bus 
services, walking and cycling. 

• Details of measures to ameliorate the impacts of road traffic noise, dust, and/or 
glare generated along the proposed transport route/s. 

• Details of any Traffic Management Plan (TMP) proposed to address the 
construction and operation phases of the proposed development. The TMP 
should be prepared and implemented in accordance with Australian Standard 
1742.3 and the Work Health and Safety Regulation 2017. It is recommended that 
any TMP include, but not necessarily limited to, the following; 

− A map of the primary transport route/s highlighting critical locations. 
− An induction process for vehicle operators and regular toolbox meetings. 
− Procedures for travel through residential areas, school zones and/or bus 

route/s. 
− Any proposed temporary measures such a Traffic Guidance Scheme (TGS) 
− A Driver Code of Conduct for heavy vehicle operators. 
− A complaint resolution and disciplinary procedure. 
− Community consultation measures proposed for peak periods. 

Where road safety concerns are identified at a specific location along the proposed 
haulage routes, TfNSW suggests that the TIA be supported by a targeted Road 
Safety Audit undertaken by suitably qualified persons in accordance with the 
Austroads Guidelines. 
Any roadwork on classified (State/Regional) road/s is to be designed and 
constructed in accordance with the current Austroads Guidelines, Australian 
Standards and TfNSW Supplements. 
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The developer will be required to enter into a Works Authorisation Deed (WAD) with 
TfNSW for any roadwork deemed necessary on the classified (State) road. The 
developer will be responsible for all costs associated with the roadwork and 
administration for the WAD. It is recommended that developers familiarise 
themselves with the requirements of the WAD process. Further information can be 
obtained from the TfNSW website. 

Country Rail Network TfNSW is the rail authority of the Country Rail Network (CRN) across NSW and the 
Transport Asset Holding Entity (TAHE) is a State – owned corporation that holds rail 
property assets and rail infrastructure, including the CRN. As of 29 January 2022, 
UGL Regional Linx (UGLRL) has been appointed by TfNSW to operate and manage 
the CRN to ensure any potential impacts to rail corridors are considered and 
addressed. 

The Scoping Report indicates to construct a new feed mill on Lot 4 DP 578865, 
which is adjacent to non-operational CRN rail corridor from West Tamworth to 
Barraba. The applicant also proposes to include Lot 1 DP 1077646 as the existing 
access driveway to the development site traverses the Main Northern Rail Corridor 
(rail corridor from West Tamworth to Barraba) 
The scoping report does not identify any proposed development activities that are 
crossing or on the rail corridor. However, it is noted that the SSD proposed existing 
access driveway to the site through the Main Northern Rail Corridor. 

The development should undertake an assessment of impacts (for construction 
and operation) to the nearby non-operational rail corridor from West Tamworth to 
Barraba (Main Northern Rail Corridor). The EIS shall address the relevant heads of 
consideration under Section 2.97, 2.98 and 2.99 of the State Environmental 
Planning Policy (SEPP) (Transport and Infrastructure) 2021 and Development near 
Rail Corridors and Busy Roads – Interim Guideline 2008 (Link development-nearrail-
corridors-and-busy-roads-interim-guideline-2008.ashx (nsw.gov.au) , including but 
not limited to the following documents: 
15. Geotechnical Investigation Report that includes: 

- Analysis of the any potential impact of construction, and operation of the 
development on the rail corridor and rail infrastructure 

Owners consent for the use of the 
CRN corridor has been provided. 

An application for the relevant 
licenses is currently being progressed 

through UGL Regional Linx. 
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- Construction, and operation induced vibration impacts on the rail corridor 
and rail infrastructure; and 

- Potential loadings of the development on the rail corridor and rail 
infrastructure. 

• Structural drawings and Report which demonstrates: 
- the 
- foundation design and associated works has taken into appropriate 

consideration of the rail infrastructure and assets to enable verification of 
compliance to TfNSW requirements 

- any deformation induced by bulk excavation will not have adverse impacts 
on the rail corridor, rail infrastructure or rail easements 

• Cross-sectional drawings/plans showing ground surface, rail tracks, sub soil 
profile, and structural design of sub ground support adjacent to the rail corridor 
located adjacent to the subject development site. Cross sectional drawings 
should also include the accurate RL depths and horizontal distances from assets 
(tracks, easements, structures, and cables) to the nearest point of excavation or 
ground penetration works. All measurements are to be verified by a Registered 
Surveyor 

• Preliminary Contamination Assessment: 
- TfNSW is currently conducting an environmental assessment to identify 

contamination on the CRN. All railway corridors are generally deemed to be 
contaminated unless proven otherwise by sample testing. Contamination 
risk arises from both the construction (e.g., unknown fill used in rail 
construction) and operations (e.g., transportation of contaminated material, 
spills) of the railway. Potential contaminants could include, but are not 
limited to, heavy metals, PAHs, phenolics (boiler ash), Organochlorine 
Pesticides (OCPs) and Organophosphorus Pesticides (OPPs). Although 
TfNSW is committed to ensuring the health and wellbeing of the community, 
TfNSW is not aware whether there are contaminants found in the rail corridor 
or on the common boundaries with the development site. 

• Details of stormwater management plan and drainage details which may have 
impacts on the rail corridor land and rail infrastructure including existing culverts 
- A suite of survey plans that shows: 
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• Rail corridor, fencing and rail infrastructure (including easements) 
• Details of traffic routes for operation and construction on nearby level crossings 

managed by UGLRL 

 
TAMWORTH REGIONAL COUNCIL  

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

PUBLIC CONSULTATION • The Environmental Impact Statement (EIS) should be publicly displayed at 
Council’s administration office, being 474 Peel Street, TAMWORTH NSW 2340; 

• All documents accompanying the application, including the EIS and supporting 
technical studies, should be provided in electronic format so that the 
information can be readily distributed to the public; and, 

• The EIS should also detail the outcomes of the preliminary engagement 
process with nearby residential receptors and document how any concerns 
raised during that process have been addressed. 

Noted. 

SOCIAL IMPACT • As mentioned in the scoping report, a Social Impact Assessment (SIA) must be 
conducted to ensure different sections of the community (e.g. adjoining 
neighbours and wider community, different workforce sectors), all landowners 
and other key stakeholders are appropriately consulted prior to the lodgement 
of the application. 

• It must also include details on the impact on housing market, demographics, 
and transport and traffic during the different phases of the project 
development. 

Section 6.12 

Appendix T 
 

RESIDENTIAL RECEPTORS • As identified in the Scoping report identifies that there are non-project related 
residences within 1km of the site. In this regard, it is important that the EIS 
adequately considers all potential impacts on residential receptors, including 
but not limited to, noise, traffic, visual, hazards, dust and cumulative impacts. 

Section 6.0 

 



APPENDIX A - SEARS RESPONSE TABLE 

31 
21 November 2025 

ISSUE SPECIFIC REQUEST RELEVANT EIS SECTION 

• The EIS should also clearly describe any proposed mitigation measures for 
likely negative impacts on the residential receptors and the likely effectiveness 
of such measures. 

DECOMMISSIONING OF 
EXISTING MILL 

• Clarification and details on the decommissioning of the existing mill is required 
to be addressed. In this regard, the EIS should clarify on the decommissioning 
plan of the existing mill and a detailed Life Cycle Analysis of the proposed mill. 

• In an instance the existing mill is retained on site in a state of readiness it is in 
the opinion of Council that the EIS is to take into account the impacts of the 
production capacity, environmental, social and economic impacts 
cumulatively of the two fully functioning mills and a detailed cumulative life 
cycle analysis of the two mills. 

• Council’s preference is that the original development consent to the existing 
mill be surrendered once the new mill is operational and its future use for 
emergency purposes be considered as part of a future development 
application. 

 Section 3.6  

BIOSECURITY 

 
• Section 1.2.4.2 of the Scoping Report mentions biosecurity risk as a result of 

importing feed, however Section 3.1.1 of the Scoping Report mentions 
importing ingredients as a part of the proposed new mill. The EIS must include 
further clarification of the above matter and provide details with regards to 
identifying and mitigating any biosecurity threats in the area, as a result of the 
development. 

Section 6.15 

Appendix V 

 

BIOPHYSICAL IMPACTS 
 

• Given the proximity of the new mill to the Tangaratta Creek, identification and 
any potential impacts on existing aquifers and the ground water table should be 
considered as part of the EIS. 

Section 6.4 
Appendix M 

AURAL AND VISUAL 
IMPACTS 
 

• Details and the results of the Visual Impact Assessment (VIA) during different 
phases of the proposed project must be undertaken as a part of the EIS. 

• The VIA must also include a Landscape Character Impact Assessment and 
identify the potential modification to the Landscape character as a result of the 
proposed feedmill. 

Section 6.8 

Appendix O 
 

Section 6.8 
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• The Noise Impact assessment should also include and detail findings of an 
Environmental Acoustic Impact Assessment as a part of the EIS. 

TRANSPORT 
 

• As identified in the draft SEARs, a Traffic Impact Assessment (TIA) is to be 
provided with the EIS that addresses traffic movements into and out of the site 
during the construction, and operational phases of the proposed development. 

• Additionally social impact of accessibility to transport modes and impacts on 
the traffic networks must be detailed out. The target groups must be clearly 
identified and consulted with while carrying out a social impact assessment. 

Section 6.7 
Appendix P 

DEVELOPMENT 
CONTRIBUTIONS 

 

• There should be further discussion between Council, the Proponent and the 
Department of Planning on whether a Developer Contribution pursuant to 
Section 7.11 of the Environmental Planning and Assessment Act 1979 should 
be levied in accordance with the Tamworth Regional Council Section 94 (Direct) 
Development Contributions Plan 2013. 

Noted.  

 

 


