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Ordinary Meeting of Greater Hume Council
Wednesday, 14 August 2024

NOTICE is hereby given that an Ordinary Meeting of the Greater Hume Council will be held at
Council Chambers, 40 Balfour Street, Culcarin, commencing at 6.00pm. The meeting
commences with a Public Forum.

Persons wishing to address Council in the forum must register by 5pm Monday, 12 August
2024. The conduct of the forum is governed by the Council’'s Code of Meeting Practice.

Council live streams meetings so that the public may view the proceedings of the meeting in
real time or later. View the recording of the meeting at https://bit.ly/3SuKFxX

o

Evelyn Arnold
GENERAL MANAGER

ORDER OF BUSINESS TO BE CONSIDERED
REFER OVERLEAF



https://bit.ly/35uKFxX

Ordinary Meeting of Greater Hume Council
Wednesday, 14 August 2024

In accordance with Council’s Code of Meeting Practice, this Council Meeting is being recorded and
will be placed on Council’s webpage for public information. All present today are reminded that by
speaking you are agreeing to your view and comments being recorded and published. You are also
reminded that, if or when speaking, you are to be respectful to others and use appropriate language.
Greater Hume Council accepts no liability for any defamatory or offensive remarks or gestures
during this Council Meeting.

BUSINESS:

1. OPENING THE MEETING

2. PRAYER

3. ACKNOWLEDGEMENT OF COUNTRY

“I would like to acknowledge that this meeting is being held on the traditional lands of the
Wiradjuri people, and pay my respect to elders both past, present and emerging’.

4, APOLOGIES AND APPLICATIONS FOR A LEAVE OF ABSENCE BY COUNCILLORS
5. CONFIRMATION OF MINUTES OF PREVIOUS MEETING
- Minutes of the Ordinary Meeting of Council — 17 July 2024
6. ACTION REPORT FROM THE MINUTES
7. DISCLOSURES OF INTERESTS
8. MAYORAL MINUTE(S)
9. NOTICES OF MOTIONS

10. REPORTS FROM OFFICERS

PART A For Determination

- Environment and Planning

- Governance

- Corporate and Community Services
- Engineering

ITEM REFERRED TO CLOSED COUNCIL
- Environment and Planning

- Governance

- Engineering

PART B To Be Received and Noted
- Governance

- Corporate and Community Services

- Environment and Planning

PART C Items For Information

- Governance

- Corporate and Community Services
- Engineering

- Environment and Planning

PART D Items for Information
11. MATTERS OF URGENCY

12. COMMITTEE OF THE WHOLE — CONFIDENTIAL CLOSED COUNCIL REPORT
13. CONCLUSION OF THE MEETING
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ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

MAYORAL MINUTE

1. MAYORAL MINUTE - GEROGERY WEST CEMETERY

Report prepared by Mayor Tony Quinn
RECOMMENDATION
That:

Council write to Mr and Mrs Peoples and ask them to act as caretakers for the Gerogery West
Cemetery paddock. They can graze sheep, cattle, horses or goats abiding with good
agricultural practices, taking care of fences and weeds.

NOTICE OF MOTIONS

1 NOTICE OF MOTION- TO PROVIDE COUNCILLORS WITH INFORMATION REGARDING
COUNCIL STAFF

Notice of Motion submitted by CR Jenny O’Neill

That the General Manager provide as a matter of urgency, a report to the next Ordinary Meeting of
Council the following information concerning Council Staff
1. The number of all resignations from Council’'s employment since the 1%
July 2022
2. The number of all workers’ compensation claims since 15t July 2022.
3. The number of all sick leave taken in excess of five days at a time since
July 15t 2022.
4. The number of issues referred by staff to the Union, resulting in
Union/Council interaction since 13t July 2022
5. The number of staff dismissed and the reason of such dismissal since 1%
July 2022
6. The number of staff where disciplinary issues or performance
management issues have occurred since 1%t July 2022

We note that under Sections 223 and 232 of the Local Government Act we have a responsibility to
be an active and contributing member of the Governing Body.

We note that we have a responsibility to contribute to the control of council affairs and to review
council performance.

We believe we need the above information to enable us to perform our role.
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ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

OFFICERS’ REPORTS — PART A - FOR DETERMINATION
ENVIRONMENT AND PLANNING

1. CLEANAWAY COMMERCIAL KERBSIDE COLLECTION CONSULTATION WITH BUSINESSES
IN GREATER HUME

Report prepared by Approvals Coordinator — Barbara Campbell

REASON FOR REPORT

To notify Councillors of the outcome of the commercial consultation process undertaken and the
received responses for the two options proposed by Cleanaway for businesses within Greater Hume
Shire, to determine the new kerbside collection frequency in each town based on the consultation
feedback.

REFERENCE TO DELIVERY PLAN ACTIONS
Objective Our leadership and communication cultivate confidence in our future direction

Outcome L3  Our decision making is inclusive, collaborative and encourages ownership of
the future

DISCUSSION

At the commencement of the new ten (10) year contract entered into by Council with Cleanaway on 1
July 2024, Council received various calls from businesses across the shire about the new collection
schedule and it was found that there was a historical arrangement in place with businesses, hospitals
and aged care facilities within Greater Hume, where many had been receiving a twice weekly kerbside
collection of general waste by Cleanaway. The new kerbside contract meant business had moved to a
fortnightly collection in line with residential properties, which caused concern for many businesses who
were part of the twice weekly historical arrangement and weekly arrangement as per the previous ten
(10) year contract that ceased on 30 June 2024.

After meetings with Cleanaway, it was advised that a weekly service would be possible for businesses
within Greater Hume and Council was provided with pricing of such a collection. The cost for a weekly
collection would increase pricing to approximately $400.00 per year, per bin, should a business wish to
have a weekly kerbside collection service. The $400.00 pricing proposed by Cleanaway for collection,
is based on $15.00 per lift per bin and is based on the current amount of bins included in the twice
weekly service historically carried out. This price may vary based on the number of businesses that
opt in to a weekly service if implemented.

The decision was then made to consult businesses in Greater Hume in the towns of Culcairn, Henty,
Holbrook. Jindera and Walla Walla, for those businesses that have been part of the historical
arrangement of twice weekly collection, as well as those businesses who indicated they needed a
weekly collection. The below two options were sent out to businesses via both email and post in a
consultation letter which also included a preferred option form to be
completed and returned to Council;
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ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

CLEANAWAY COMMERCIAL KERBSIDE COLLECTION CONSULTATION WITH BUSINESSES IN
GREATER HUME [CONT’D]

Option 1
e Weekly collection by Cleanaway of general waste red lidded bins — this will add approximately
$400.00 to annual rates and charges to have the waste collected each week per bin. This is in
addition to the Business Garbage collection of $470.00 for businesses in the 2024-2025 rating
period.
Option 2
e Continue with the new fortnightly only collection under the new Cleanaway contract. If
additional bins are required, businesses can request additional Red Lidded General Waste
Bin/s at $200 per additional bin per year, in addition to the Business Garbage collection of
$470.00 for businesses in the 2024-2025 rating period.

Council received thirty seven responses from businesses within the towns of Culcairn, Henty, Holbrook,
Jindera and Walla Walla, from the sixty four consultation letters that were issued. Results varied from
town to town. Preferred options submitted to Council by the businesses who responded to the
consultation letters are contained in

Council also received a letter from Murrumbidgee Health which outlined their needs
and reasons to have a weekly or twice weekly service at Culcairn, Henty and Holbrook Hospitals.

Each of the consultation responses have been reviewed and the decision was made to approach the
requirements for kerbside collection for each town individually, rather than a shire wide approach.

BUDGET IMPLICATIONS
There are no direct budget implications resulting from the option to be implemented, as these costs are
to be charged to the business with the weekly service implemented.

CONCLUSION

The responses for kerbside collection frequency received from businesses, hospitals and aged care
facilities have all been taken in to consideration on a town by town basis, with consideration of health
and sanitary needs being taken in to account for Culcairn, Henty and Holbrook Hospitals and/or aged
care facilities located throughout Greater Hume. After consideration of the above, it would be
recommended the best option for the towns of Culcairn, Henty and Holbrook is to implement an opt in
weekly waste collection for businesses, hospitals and aged care facilities only and that the towns of
Jindera and Walla Walla remain on the contracted fortnightly kerbside collection schedule. Businesses
will have further correspondence issued by Council of the outcome of the consultation process and
option decided for their town.

RECOMMENDATION
That the towns of Culcairn, Henty and Holbrook have an opt in weekly kerbside general waste

collection for businesses, hospitals and aged care facilities only and that the towns of Jindera
and Walla Walla remain on the contracted fortnightly kerbside collection schedule.
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ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

2. DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE

Report prepared by Planner- Gayan Wickramasinghe

REASON FOR REPORT

Council is in receipt of an application for the demolition of an existing dwelling and the staged
construction of a motel accommodation development, including a managers residence, landscaping,
car parking and associated signage, at 165 Albury Street, Holbrook.

The subject site for the proposed development is located at the corner of Albury Street and Prospect
Street and consists of a single allotment described as Lot 1 DP 301684 and addressed as 165 Albury
Street, Holbrook.

This report represents an assessment of the application under the Environmental Planning and
Assessment Act 1979 (“the Act”) by consultants Habitat Planning on behalf of Council.

The applicant is Rob Pickett Design and landowners are Hardik Upadhay & Priyankaben Upadhyay.
This application is being reported to Council because a number of submissions have been received.

REFERENCE TO DELIVERY PLAN

None relevant.

DISCUSSION

The proposed development seeks to demolish the existing dwelling on the subject site, and construction
of a new motel building and managers residence, comprising two linear buildings and an associated
dwelling, aligned along the north and south boundaries of the lot. The development is to occur in two
stages, with the single storey motel building and managers residence delivered in Stage 1 and the
elevated motel building and undercroft parking area delivered in Stage 2.

The development is summarised as follows:
Demolition

o Demolition of existing dwelling and all associated outbuildings, existing gravel driveway and
crossover;

¢ Disconnection of existing overhead power supply.
Stage 1

e Construction of a single linear building with an area of 274m?, comprising five (5) 4.37 x 6.0
metre motel accommodation units, and two (2) 4.0 metres x 6.0 metres accessible motel
accommodation units, and a 3.0 x 6.0 metre store room;

e Construction of a 250m? managers residence (dwelling), including a motel reception area,
private pool and enclosed private space;

e Construction of a new hardstand sealed gravel carpark providing ten (10) car parking spaces
including two (2) accessible spaces,

e Construction of new 7.0 metre wide concrete vehicle crossover from Albury Street;
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ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE [CONT’D]

e Construction of standalone illuminated business identification signage, of 6.0m x 2.0m, with the
advertising area of 2.0m x 2.5m elevated by 3.5m;

¢ Site landscaping to the property boundary through car parking areas;
Stage 2

e Construction of two storey building with 274m2 first floor area, comprising ten (10 ) units with
dimensions of 4.37m x 6.0m and two (2) store rooms with an area of 3.1 x 5.80 metres and 4.3
x 5.80 metres.

e Construction of nine (9) additional carpark spaces located below the upper storey units;
e Landscaping works.

The site is presently occupied by a single storey dwelling and associated outbuildings, landscaping and
established trees. The site has existing boundary fencing at its northern, western and southern
boundaries, which is proposed for removal and replacement as part of the development.

The layout of the proposed development provides the managers dwelling at the vehicle entry to the
site, with internal habitable rooms separated from the main reception area which is publicly accessible
to guests. A private swimming pool and enclosed space accessible only to dwelling occupants is
attached to the dwelling and forms the primary frontage to Albury Street.

The managers dwelling includes space for the owner/operator of the motel, which include the living
area, kitchen, two bedrooms and private bath. A laundry is proposed with direct access from the unit
balcony to service the unit accommodation. The dwelling residence is to be occupied by managers and
is entirely ancillary development to the primary purpose of the motel accommodation.

The managers dwelling includes a small 4.4m x 1.5m verandah which serves as the main entry into for
both the reception and the dwelling. The dwelling is externally clad in face brick of textured grey with
corrugated colorbond roof sheeting with a 22.5 degree roof pitch. The proposed dwelling will have an
overall height of 4.716 metres to the top of ridge height. Windows to dwelling facing toward pool area
and Albury Street, and to west facing internal carparking and unit areas. No windows are proposed to
northern fagade of the building.

Stage 1 of the proposal comprises the development of the northern motel building and associated
managers dwelling. The building will include seven (7) separate motel units, accessible from the internal
parking area. The building is proposed to include James Hardie ‘Sycon Axon’ cladding with aluminium
horizontal screens to enclose air conditioner units. An attached 1.5 metre wide verandah extends the
length of the unit building face and is separated from carpark by a landscaping strip.

The car parking area proposed as part of Stage 1 is placed behind the proposed dwelling, thereby
concealing this area from the street front. Two car parking spaces immediately adjacent to the proposed
dwelling are reserved for the motel managers. Two accessible parking spaces and an unloading space
are included with Stage 1 parking. Carparking is proposed to be separated from units by a landscaped
strip. The proposed vehicle access is via a new crossover from Albury Street of 3.5m width for light
vehicles access. The plans identify a singular vehicle access from Albury Street.

‘Stage 2’ includes an additional two storey motel accommodation building at the southern area of the
site. The building extends along the boundary of the site to Prospect Street. At ground level, the building
will contain one (1) accommodation unit and two (2) store rooms. The remaining area of ground floor
beneath the building will comprise nine (9) parking spaces.

Greater Hume Council Agenda 14 August 2024 Page 7 of 124



ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE [CONT’D]

At first floor, a further nine (9) accommodation units are proposed. Access to the first floor is made via
stairwells of 1.2m width at either end of the building. All accommodation units are proposed with
windows to the northern facade and a private balcony with windows to Prospect Street (southern
elevation).

Signage for the development is proposed within Stage 1 and will include use of a single freestanding
pylon sign. At the eastern extent of the development site. It addresses Albury Street to the north and
south. It is proposed at 6.0m in height, with advertising area of 2.0m x 2.5m which is elevated above
the ground by 3.5m.

The proposed plans including the site plan, floor plans, elevations and landscape plans are attached at
as well as Statement of Environmental Effects

CONSULTATION & REFERRAL PROCESS

The application was referred to adjoining landowners and given public notification of exhibition between
21 May 2024 to 7 June 2024.

Council received a total of 36 submissions (refer to ) objecting to the proposal. This
comprised 17 individual submissions and 19 ‘pro-forma’ submissions.

The issues raised in the submissions are summarised as follows:

Context and character
¢ incongruous with the residential character of the area;

e removal of existing vegetation at the site impacts the ecological habitat provided at the site;
e replacement landscaping is not sufficient to support wildlife;

¢ development will negatively impact on property values of surrounding residents;

o existing dwelling residence holds historical and cultural significance;

e existing dwelling contributes to community heritage;

e existing dwelling is one single storey

e house was moved to the site from a historical local homestead;

e proposed rooms are small and offer no differentiation to existing budget accommodation;
¢ inappropriate development for the RU5 Village Zone;

e the scale of the development is out of proportion with existing space at the site;

e removing the house that adds character and charm to Holbrook;

e motel is visually unappealing and unnecessary;

¢ the site is adjacent to existing dwelling houses that hold some of the highest historic and heritage
value in the town and the motel will negatively impact their significance.
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DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE [CONT’D]

Traffic and parking

e misleading occupancy figures are provided that under-estimates the carparking space
requirements;

e no on-site arrangement is provided for the parking of caravan and other towed trailers etc, with
concern these will be parked on the street;

o the proposal will create an unreasonable increase in traffic volume on Albury Street;
e larger vehicles will be parked along the side of the road that is used by students;

e pedestrian crossing to school will be placed under unreasonable pressure from increased traffic
volume;

e pedestrian crossing is without a supervisor and has existing safety risks;

e driveway crosses a busy footpath causing safety concerns to pedestrians, including children;
¢ placing the motel on this side of the footpath will cause an accident;

e parking is inadequate and does not provide for visitors parking, parking for trailers and boats.

Capacity of infrastructure

e Scale of development adds unreasonable pressure on existing water and sewerage
infrastructure;

e Existing infrastructure is aged and needs replacing;
e Works have been conducted recently on infrastructure in the area following pipe failure;
¢ Increased stormwater drainage being directed to the lower end of Prospect Street;

Noise impacts
¢ noise impacts from patrons entering and exiting the site, air conditioning units, and pool pumps;

e potential to impact upon the quiet enjoyment of residential properties surrounding the site.

Amenity
e transient occupants create negative impact on surrounding residential development and poses
a security risk;

e proposed signage causes light impacts on neighbouring property;
¢ lighting of upper storey balcony on Stage 2 units causes light impact to neighbouring property;
o existing dwelling house fits the character of the historic houses along Albury Street;

e proposal does not include enough open spaces or grassed area within the site.

Privacy and security risks

e proposed buildings overlook adjacent properties, rear laneway access and backyards which are
occupied by children;

e reduced privacy affects property values and transient guests present a security risk;

e proximity of the accommodation to the public school may invite antisocial behaviour and
undesirable patronage;
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DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A

MOTEL & MANAGERS RESIDENCE [CONT’D]

proximity to school and playgrounds create a risk;
elevated views overlooking a school presents an unacceptable level of risk to students;
motel does not screen patrons and there is a high probability that children are placed at risk;

two storey development would impact on neighbours privacy.

Suitability of the site

proposal does not appear proportional to the site area;

the site is too close to an existing school playground and public playground and recreation
spaces;

inappropriate to establish a motel adjacent to a school;
structural soundness and general condition of the existing dwelling is suitable for renters;

there are alternative sites on Albury Street of a scale and location that are vacant and could be
redeveloped;

two storey motel is not appropriate at this site;

Holbrook offers other opportunities that are more suitable for this type of building.

Suitability of development

the anticipated occupancy of 50% does not make the project economically viable;

proposal undermines the need for housing and rentals;

vacant land located elsewhere with previous commercial land use available for such a proposal;
land to the north and south of Holbrook is more suitable;

the town has sufficient existing visitor accommodation;

there is a need for more rental accommodation in Holbrook;

community should be aiming for 5 star accommodation at a more appropriate location;
negatively impacts existing businesses;

Holbrook has five motels, two hotels and a caravan park;

Wider context of the housing crisis raises concerns in the removal of a home with little
community benefit;

Simple duplication of existing motel style accommodation found elsewhere in town is not
beneficial;

the proposal does not directly benefit community residents.

Consideration of the issues raised in the submissions received is provided further within this report.

The application was also notified to Transport for NSW (TfNSW) as the proposal involved alterations
to access from a classified road (Albury Street). TENSW raised no objections to the development subject
to conditions. The conditions recommended by TINSW are contained within this report.

A copy of responses from agencies is provided at
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DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE [CONT’D]

ENGINEERING COMMENTS

Council’s Engineering Department has inspected the site and made the following comments regarding
the proposal:

1) ‘“Lane way to be fully constructed to Council Road Specifications for the north boundary to Prospect
Street, Holbrook.

2) Directional signage to be installed on the western boundary (off Albury St.) showing ‘Entry Only’, and
another sign to be placed on the laneway side of allotment showing ‘Exit Only’.

3) Stormwater drainage to be provided along the up graded laneway to the property boundary.
4) Holding lines to be marked along Prospect Street at the intersection of laneway.
5) Convex road safety mirror to be installed on the laneway to Council Road Safety Specifications.

6) Manhole B21 will require the lid and surround replaced with a Class D trafficable ‘gatic’ lid. The lid height
shall be adjusted to be flush with the finished surface level of the laneway.

7) In the event the sewer main will need to be excavated at any point in the future there will NOT be any
possible egress for the site during works due to the narrow nature of the laneway”

8) All costs shall be the responsibility of the developer for waste water infrastructure changes.

For the demolition phase;

9) Ifthe existing sewer service is to be reused for the new development, it shall be disconnected and capped
at the inspection shaft by a licenced plumber prior to demolition commencing. Adequate protection shall
be provided to prevent damage to the service.

10) If the existing sewer service is no longer required, the sewer service shall be disconnected and capped
at the junction in Council’'s sewer main by a licenced plumber prior to demolition commencing. A road
opening permit will be required for works within the Council road reserve.

Construction phase;

11) The development shall be connected to the reticulated sewer.

12) One connection point to the reticulated sewer for the development will be permitted. The connection can
be the existing DN100 property sewer service at the Inspection Shaft. Alternatively, the existing sewer
service can be disconnected and capped at the junction on the sewer main and a new junction cut into
the sewer main with a new property service installed. The location of the new junction shall be approved
by Council’'s Manager Water and Waste Water prior to work commencing. A road opening permit will be
required for all works within Council’s road reserve. A connection up to DN150 may be permissible.

13) Where the pool backwash is discharged to sewer, a balance tank shall be installed limiting discharge to
a maximum flow of 0.15 litres per second.

14) All plumbing work up to the inspection shaft to be performed by a Licenced Plumber in accordance with
the AS/NZS3500 and Council’s Engineering Guidelines for Subdivision and Development Standards.
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15) Section 64 Developer Contributions are payable for sewer. The existing lot has 1 ET sewer allowance.

The 2 bedroom residence will have a sewer ET of 0.75 and each unit a sewer ET of 0.45. Where the
pool backwash discharges to sewer, 1 ET will apply for each 140kL/annum discharged or part thereof.

16) Stage 1 — Residence and 7 units. S64 sewer contribution for 2.90 ET payable [(0.75+(7x0.45))-1].

Additional ET may apply for the pool.

17) Stage 2 - 10 units. S64 sewer contribution for 4.5 ET payable (10x0.45).
18) Further information is required regarding the pool backwash system. If a cartridge filter is used the S64

sewer contribution will be 0 ET. If a media filter is used that discharges to sewer, we will need the
supplier of the pool to nominate an annual backwash volume. The S64 sewer contribution will be 1 ET
for every 140kL/annum or part thereof discharged to sewer”. Comments from Council assessment
officer: The applicant confirmed in their correspondence dated 29/05/2024 that a cartridge filter will be
used for the proposed pool. Therefore, no S64 Sewer Contribution will be applicable to the pool.

RIVERINA WATER COMMENTS

“Additional fees and charges for water supply may be incurred by the proposed development
Developer must make an application for a Certificate of Compliance for water supply
Certificate of Compliance for water supply required prior to issuing of Construction Certificate
Riverina Water Plumbing Certificate required prior to Occupation Certificate.

Regarding TINSW's suggestion for a one-way vehicular circulation plan with entry via Albury St and exit
through the rear laneway, | want to bring to your attention that Riverina Water has existing infrastructure
in the rear laneway. This infrastructure stands to be impacted by the proposed exit of the motel.

Therefore, it is essential that the developer engages in consultation with Riverina Water prior to
commencing any development. This consultation will determine if additional works and charges will
apply for the construction of the exit road in the rear laneway, particularly concerning the water
reticulation mains and services’.

ASSESSMENT

The following represents an assessment of the application as required by Section 4.15(1) of the EP&A

Act.

4.15(1)(a) The provisions of any current or draft environmental planning instrument,
development control plan, or matters prescribed by the regulations

State Environmental Planning Policies

State Environmental Planning Policy (Resilience and Hazards) 2021 — Chapter 4 Remediation of Land

(formerly SEPP No. 55 — Remediation of Land (SEPP55)

Chapter 4, Remediation of Land, in SEPP (Resilience and Hazards) 2021 is applicable for consideration
as the consent authority must consider whether or not the land is contaminated and suitable for
development.
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Specifically, Clause 4.6 of SEPP (Resilience and Hazards) 2021 refers to contamination and
remediation to be considered in determining development application and states:

A consent authority must not consent to the carrying out of any development on land unless:
(a) it has considered whether the land is contaminated, and

(b) if the land is contaminated, it is satisfied that the land is suitable in its contaminated state
(or will be suitable, after remediation) for the purpose for which the development is proposed to
be carried out, and

(c) if the land requires remediation to be made suitable for the purpose for which the
development is proposed to be carried out, it is satisfied that the land will be remediated before
the land is used for that purpose.

The applicant has not provided any consideration of the potential contamination status of the land or a
history of previous land uses.

The site is an existing residential property and is understood to have been used for residential purposes
for a long period of time. It is understood that the site has not included any activities that may be
potentially contaminating nor does it contain the presence of contaminants from a previous use.

Given the location of the land within an entirely residential context, the known history of the site and
observed conditions, it is considered that the land is suitable for the proposed development without
need for any remediation.

State Environmental Planning Policy (Industry and Employment) 2021 — Chapter 3 Advertising and
signaqge (formerly State Environmental Planning Policy No. 64 — Advertising Signage (SEPP64)

Chapter 3 Advertising signage of State Environmental Planning Policy (Industry and Employment) 2021
is applicable as the proposal involves signage which requires consent and is visible from a public place.

The SEPP aims to ensure that signage (including advertising) is compatible with the desired amenity
and visual character of an area, provide effective communication in suitable locations and is of a high
degree of quality design and finish.

Under Part 3.2. Section 3.6, of the SEPP a consent authority must not grant development consent to
an application to display signage unless the consent authority is satisfied that:

(a) that the signage is consistent with the objectives of this Policy as set out in clause 3 (1)
(a), and

(b) that the signage the subject of the application satisfies the assessment criteria specified
in Schedule 5.

The objectives of the policy and the assessment criteria of Schedule 5 are considered below.

The proposal includes a freestanding pylon sign with a height of 6 metres and a sign zone of 5m? on
two faces (totalling 10m? of total display area).

The Greater Hume Development Control Plan 2012 (“the DCP”) includes provisions relating to
advertising signs, which is addressed further below.

Section 3.13 of the SEPP refers to advertisements on rural or non-urban land. Under Clause (1), this
section applies to land that, under an environmental planning instrument, is within a rural or non-urban
zone and on which an advertisement may be displayed with the consent of the consent authority.

Greater Hume Council Agenda 14 August 2024 Page 13 of 124



ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE [CONT’D]

The subject land is zoned RUS Village zone under the Land Use Table of the Greater Hume Local
Environmental Plan 2012. Under the provisions of the zone RUS5 Village, Signage including business
identification signage, is permitted with consent.

Section 3.21 of the SEPP refers to freestanding advertisements.

(1) The consent authority may grant consent to the display of a freestanding advertisement
only if the advertising structure on which the advertisement is displayed does not
protrude above the dominant skyline, including any buildings, structures or ftree
canopies, when viewed from ground level within a visual catchment of 1 kilometre.

(2) This section does not prevent the consent authority, in the case of a freestanding
advertisement on land within a rural or non-urban zone, from granting consent to the
display of the advertisement under section 3.13.

The sign is proposed in context with the overall proposal, as it stands on the southern side of the
driveway adjacent to the proposed building area on the southern boundary of the property. The
proposed signage is included as part of the Stage 1 works and is located 7.6m from the southern
property boundary, and 1.0m from the eastern property boundary (addressing Albury Street). It is
proposed to be placed approximately 4 metres from the building entry into the proposed reception area
and 600mm from the proposed internal driveway hardstand.

The application provides a single elevation of the proposed freestanding sign, and places it in context
to the surrounding buildings. At the total height of 6.0m, the sign will exceed the height of any other
proposed structure at the site.

Transport for New South Wales provided additional comment that provision of signage within the site
or near the boundary of the site with any adjoining road reserve is to be designed and maintained to
provide safe site distance to pedestrians for motorists entering and exiting the site to minimise conflict
in accordance with AS2890.1-2004 “Off-street car parking”. The proposed plans depict a freestanding
sign that is assembled on two pylons of 0.2m width, spaced 2.0m apart and provided clearance of 3.5m
to the advertising zone. It is location within the landscaped area and is offset from the carriageway by
7.0m. The distances from frafficable vehicle paths are considered not to obstruct the view of an
occupant of a vehicle entering the site to any potential pedestrian moving about the site.

The proposed signage the subject of the application is assessed against the assessment criteria
specified in Schedule 5.
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ASSESSMENT CRITERIA

COMMENT

CLAUSE 3- AIMS AND OBJECTIVES

(a) to ensure that signage (including
advertising):

(i) is compatible with the desired
amenity and visual character of an
area, and

(ii) provides effective communication in
suitable locations, and

(iii) is of high quality design and finish,
and

The proposed signage for the development
comprises a single freestanding pylon sign.
No other business identification signage is
depicted on plans.

The signage is considered to appropriately
communicate the proposed functions of the
building and identify the proposed motel
tenant.

It is considered that the siting and scale of
the signage is appropriate for a motel
development.

It will be the only business identification
sign of its type within the area.

The sign shall an illuminated light box
signage with text showing motel name and
facilities.

The applicant has not denoted any design,
colour or detail for the advertising zone or
content of the sign.

(b) to regulate signage (but not content)
under Part 4 of the Act, and

This assessment provides appropriate
consideration of the signage.

(c) to provide time-limited consents for the
display of certain advertisements, and

The proposed signage is intended to be
permanent for the building and proposed
activity. No time limit is intended to be
imposed in this instance.

(d) to regulate the display of
advertisements in transport corridors,
and

The signage considered as part of this
application is located wholly within the
subject land only, with no signs proposed in
the adjacent transport corridor land.
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(e) to ensure that public benefits may be
derived from advertising in and
adjacent to transport corridors.

The proposed signage is to be located
adjacent to a classified road for the
purposes of identification of a proposed
motel building.

TfNSW have made no comment or
objection on the proposed signage.

The public benefit in this instance would be
providing identification of the motel for
vehicles approaching the site on the
classified road.

SCHEDULE 5 — ASSESSMENT CRITERIA

Character of the Area

= |s the proposal compatible with the
existing or desired future character of
the area or locality in which it is
proposed to be located?

= |s the proposal consistent with a
particular theme for outdoor advertising
in the area or locality?

The subject land is located adjacent to
Albury Street in Holbrook which is a
classified “regional” road. It is a major road
corridor through the Holbrook township and
connects the site to an area considered to
be the commercial area.

There are other motel businesses located
on the transport corridor which have
existing signage provided.

There is no theme for outdoor advertising in
the immediate area, however it is noted that
there are dwellings located to the north and
west of the site, and to the south is an open
space recreation and tourist centre.
Signage is varied within the precinct to the
south and is generally limited to road signs
along Albury Street in the north.

Special Areas

= Does the proposal detract from the
amenity or visual quality of any
environmentally sensitive areas,
heritage areas, natural or other
conservation areas, open space areas,
waterways, rural landscapes or
residential areas?

The subject land and surrounding area are
predominantly residential and does not
comprise any heritage or environmentally
sensitive areas which may be affected by
the signs. The residential area to the north
of the site is not identified in a heritage
conservation area, and the site is not
identified as a heritage item.

The land is located alongside Albury Street,
which is a high volume road, and the
surrounding area is flat.
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Views and Vistas The proposal is not considered to obscure
any important views in any direction.

= Does the proposal obscure or
compromise important views? The surrounding area is flat and therefore
the development is not expected to

" Does the proposal dominate the skyline adversely affect view corridors or skylines.

and reduce the quality of vistas?
The area does not accommodate any other
advertiser and the proposed signage is not
considered to be of an extent which will
affect the viewing rights of other
advertisers.

= Does the proposal respect the viewing
rights of other advertisers?
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Streetscape, setting and landscape The proposed motel will involve both single
storey and two-storey structures and
introduces an increased proportion of built
form and scale of development to this area.

= |s the scale, proportion and form of the
proposal appropriate for the
streetscape, setting or landscape?
The proposed freestanding sign exceeds the
height of the proposed two-storey unit
building and stands taller than any of the
buildings proposed as Stage 1 works.

= Does the proposal contribute to the
visual interest of the streetscape, setting
or landscape?

= Does the proposal reduce clutter by
rationalising and simplifying existing
advertising?

The proposed signage adequately identifies
the business and is sited so as to blend with
the proposed landscaped area adjacent to
= Does the proposal screen Stage 2 works.

L o
unsightliness? The proposed signage is not considered to

= Does the proposal protrude above be excessive against the scale of the two-
buildings, structures or tree canopies in | storey unit building and is overall consistent
the area or locality? with the building and external components

of the site. It reduces visual clutter by
rationalising and simplifying the
identification into a single freestanding
pylon sign. No other signage is proposed in
the development.

* Does the proposal require ongoing
vegetation management?

The proposed pylon sign shall protrude
above the ridge of the roof to the dwelling
residence. Existing trees and landscaping
at the site shall be removed, and the site
will have no established canopy in trees or
building at the southern section.

Once proposed plantings are established
and full grown, the sign will be sited within
the proposed landscaped area to include
new native planting. Incorporating proposed
signage into the landscape design will
contribute to a more visually attractive
development and reduces impact from on-
site signage.

The landscaped areas will require ongoing
vegetation management
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Site and building

= |Is the proposal compatible with the
scale, proportion and other
characteristics of the site or building, or
both, on which the proposed signage is
to be located?

= Does the proposal respect important
features of the site or building, or both?

= Does the proposal show innovation and
imagination in its relationship to the site
or building, or both?

The proposed freestanding pylon signage
exceeds the height of the proposed Stage 1
works and is forward of the main building
line.

Proposed signage is appropriate for the
scale and proportion of the building once
Stage 2 works are complete, noting that
there will be a single sign at the corner of
the site and its size will be similar to the
tallest point of the proposed buildings on
site.

The proposed development site is not
considered to have any important features
other than its proposed land use as a
motel.

The surrounding area along Albury Street
consists of a mix of tourist, education and
recreational activity. The other land uses do
not host business identification signage of a
scale similar to that proposed, though other
forms of building signage are present in the
area.

The proposed signage is out of scale with
existing signage to similar land uses along
Albury Street. Its design is considered
consistent with the expectation for such a
motel business identification sign.

Associated devices and logos with
advertisements and advertising structures

= Have any safety devices, platforms,
lighting devices or logos been designed
as an integral part of the signage or
structure on which it is to be displayed?

No details have been provided as to
whether any safety devices, platforms or
the like have been incorporated into the
design, however conditions of consent will
require further detail be submitted prior to
construction certificate.
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[llumination

=  Would illumination result in
unacceptable glare?

=  Would illumination affect safety for
pedestrians, vehicles or aircraft?

=  Would illumination detract from the
amenity of any residence or other form
of accommodation?

= Can the intensity of the illumination be
adjusted, if necessary?

= |s the illumination subject to a curfew?

The proposed signage is proposed to be
internally illuminated light box signage with
text showing motel name and facilities.
The applicant has not submitted details on
the lux level of the signage or given any
indication of this, however it would be
expected to be typical of commercial
signage which is established to the south of
the site, along Albury Street. Nor has a
design of the advertising zone been
provided.

Council will require that the applicant
submit detailed information on proposed
signage, and that any illumination be of a
manner which will not cause light spill to
adjoining land.

The proposed signage shall not incorporate
any flashing elements or similar which may
distract drivers.

Safety

= Would the proposal reduce the safety
for any public road?

= Would the proposal reduce the safety or
pedestrians or bicyclists?

=  Would the proposal reduce the safety
for pedestrians, particularly children, by
obscuring sightlines from public areas?

The proposed freestanding signage
adjacent to the road reserve will be
illuminated, and the applicant has not
provided the lux level for this proposed
signage. In the event that the application is
approved, this detail will be required via a
condition of consent.

As above, the proposed signage is not
considered likely to have any potential
impact upon visibility or safety of motorists,
pedestrians or children as it contained
entirely within the property boundary.
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State Environmental Planning Policy (Transport and Infrastructure) 2021

The State Environmental Planning Policy (Transport and Infrastructure) 2021 (“Infrastructure SEPP”),
applies to all LGA’s across the State. The purpose of the SEPP is to set out a consistent State policy
basis for provision of infrastructure. In this instance, the SEPP is triggered due to the proposal being
located adjacent to a classified road, being Albury Street.

Clause 2.119 of the SEPP refers to development which has frontage to a classified road, and states:

(1) The objectives of this clause are:

(a) to ensure that new development does not compromise the effective and ongoing operation
and function of classified roads, and

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

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

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

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

(i) the design of the vehicular access to the land, or
(ii) the emission of smoke or dust from the development, or
(iii) the nature, volume or frequency of vehicles using the classified road to gain access

to the land, and
(c) the development is of a type that is not sensitive to traffic noise or vehicle emissions, or is
appropriately located and designed, or includes measures, to ameliorate potential traffic
noise or vehicle emissions within the site of the development arising from the adjacent
classified road.

Albury Street is identified as a classified “regional” road that traverses the central transport corridor of
Holbrook. The proposal seeks approval to allow for a two-way vehicle access crossover from the site
onto Albury Street and travel in either direction.

A referral has been made to Transport for NSW being the relevant authority for classified roads, who
have indicated no objection to the proposal subject to conditions.

Subject to appropriate operational restrictions and management, Albury Street is therefore considered
to provide adequate provisions to enable egress from the site including, significantly, restricting access
through the site to one-way vehicular circulation with ingress from Albury Street and egress via the
laneway at the rear of the site.

Clause 2.122 of the Infrastructure SEPP relates to traffic generating development. Under the
Infrastructure SEPP, a development of a relevant size or capacity listed is considered to be a ‘traffic
generating development’. Under the provisions of the Infrastructure SEPP, Residential accommodation
which fronts a classified road is considered to be a ‘traffic generating development’, only where it
proposes 75 or more dwellings. The proposal is not considered to be a ‘traffic generating development’.
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Local Environmental Plan:

Greater Hume Local Environmental Plan 2012

The Greater Hume Local Environmental Plan 2012 (“the LEP”) is the principal environmental planning
instrument applicable to the subject land. The relevant matters of the LEP are addressed as follows.

Zoning

The subject land is zoned RU5 Village by the LEP which applies to the full extent of the Holbrook urban
area.

The objectives of the RU5 zone are:

e To provide for a range of land uses, services and facilities that are associated with a rural
village.
e To protect the amenity of residents.

The objectives of the RU5 zone are aimed at encouraging a range of urban development opportunities
to support village locations. The RUS5 village zone is intended to allow for the full range of uses that
would be expected for a small urban area, including accommodation and tourism related activities, and
it is therefore necessary to consider the proposal with regard to the particular context and its potential
impacts. The extent of Albury Street is characterised by a mix of residential, commercial, educational
and tourism related land uses.

The proposed development is characterised as ‘hotel or motel accommodation’ which is defined as
“a building or place (whether or not licensed premises under the Liquor Act 2007) that provides
temporary or short-term accommodation on a commercial basis and that—(a) comprises rooms or self-
contained suites, and (b) may provide meals to guests or the general public and facilities for the parking
of guests’ vehicles, but does not include backpackers’ accommodation, a boarding house, bed and
breakfast accommodation or farm stay accommodation.”

Development for the purposes of hotel or motel accommodation is permissible with consent in the RU5
zone.

Essential Services

Clause 6.7 of the LEP relates to essential services and states:

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

(a) the supply of water,

(b) the supply of electricity,

(c) the disposal and management of sewage,
(d) stormwater drainage or on-site conservation,
(e) suitable vehicular access.

The subject land has existing service and utility connections which shall be augmented to ensure the
proposed development is serviced by all necessary urban services.
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Riverina Water is the relevant water authority for Holbrook and a response has been received which
does not contain any objection to the development or indicate any restriction on the existing
infrastructure to the site.

The applicant has not provided a sewer concept plan for the development. However, Council’s
engineers have confirmed that the existing Council reticulated network is sufficient to service the
proposed development subject to imposition of suitable conditions.

The site has an existing electricity supply line via an existing power pole which is installed in the road
reserve, adjacent to the property boundary. The existing overhead power supply is proposed to be
redirected to new pole within the site, then via underground provisions to metering as per the existing
site plan.

The applicant has provided plans which show a new sub-surface stormwater drainage system for the
site. Stormwater pits shall be installed within the carpark, and roof water drainage pipes shall connect
gutter collection to convey flows to pipes system. The stormwater concept plan ensures hardstand and
roof water runoff is collected and discharged to street stormwater infrastructure. The proposed system
ensures that post-development flows do not exceed pre-development flows.

The information provided with the application demonstrates that the site will be accessed from the
surrounding public road network by a new 3.5m access crossover to Albury Street, which is a classified
road under TINSW control. TfNSW does not object to the proposal, though have set out a number of
conditions for the development to comply with should Council choose to grant approval to the
application. Most significantly, the TINSW commentary relates to reducing site access to a one-way
vehicular circulation with ingress from Albury Street and egress via the laneway at the rear of the site.

Development Control Plan:
Greater Hume Development Control Plan 2012

The Greater Hume Development Control Plan 2012 (“the DCP”) applies to all land within the Shire.

The DCP is arranged by development type, as the land use zoning applies a general village zone
across urban areas, rather than differential zoning. The nature of the proposed motel is considered to
most appropriately align with ‘commercial development’ which is addressed at Chapter 4 of the DCP.

The objectives of this chapter are set out as:

e encourage orderly and economic development within the Shire having regard to its
commercial and retail needs;

e accommodate the expansion of retail, commercial, professional services and community
facilities for local residents in convenient locations within the Shire;

e promote pedestrian movement and connectivity within commercial areas;

e encourage the provision of additional parking spaces within any redevelopment to address the
current parking deficiency within the centres;

e ensure the orderly and safe flow of traffic along main roads by prohibiting direct vehicular
access to individual commercial activities;

e ensure the integrated shopping centre by reinforcing existing pedestrian movements and
creating pleasant and interesting linkage to the extensions;

e ensure a safe and comprehensive pedestrian network throughout the expanded centres.
Particular attention being paid to the separation of pedestrian access from parking,
manoeuvring and loading/unloading areas;
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* ensure that new or extension to a commercial development is compatible with the character of
the area and enhances the streetscape and is compatible with adjoining nearby residences;
and

e encourage the provision and retention of existing landscaping to be used as a buffer between
proposed extension and the existing residential area and to be used to create an attractive
streetscape to the main roads.

The proposal generally responds to these objectives as it represents additional development and
investment in Holbrook generally and includes new commercial activity that will have flow on effects to
the township generally through employment of contractors in the trades and services, and ongoing
employment of staff.

The development standards of the DCP are considered below.
Location

Part 4.1 sets out development standards for location of commercial activities. The relevant standards
are set out as:

1. New commercial activities (including retail and office) to be located within the existing
commercial centres and those centres identified within the adopted structure plans for each
town or village.

2. Small businesses which principally service local neighbourhoods may be located outside of
town centres where it is demonstrated that such services are necessary and appropriate.

3. Commercial activities are encouraged in areas accessible to residents and visitors.

The subject land is presently occupied by an existing dwelling which is proposed for removal as part of
this development application. The site will hence be cleared of the dwelling and associated outbuildings
to provide flat undeveloped site for the proposed motel.

The RU5 Village zone defines the urban extent of the Holbrook township. The DCP expands on the
zoning definition by providing for additional land use definitions within the Strategic Land Use Plan
(SLUP). The SLUP implements the Structure Plan, providing additional land use definition to those
areas identified as RU5 Village. The site is identified at the zone boundary between residential and
open space on the Structure Plan. The site is immediately adjacent to the open space recreation
reserve and within 250m of the commercial ‘main street’ area.

The Township Structure Plan within the DCP does not specifically nominate the land as being for
commercial use. However, the land is located in close proximity to tourism and commercial related
assets, and addresses Albury Street which is the primary arterial road through Holbrook. The site is
also at a frontage to a classified road and has a prominent corner location which is visible and
accessible.

Appearance and design

Part 4.2 sets out controls in relation to appearance and design, and states the following development
standards:

1. Shopfronts are to be designed to be inviting and active at street level.

2. Building facades facing the street are to contribute to the ‘main street’ commercial character of
town centres.
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3. Large expanse of blank or flat walls along a street frontage will be considered as incompatible
with the objectives of these controls.

4. Car parking areas and access should be located behind the building frontage wherever
possible.

5. Development is designed having regard to safety and where possible implements measure for
Crime Prevention Through Environment Design.

The applicant has submitted plans that show the proposed buildings and the external treatments,
signage and materials. The proposed plans also show the landscaping treatments provided to the areas
at the boundaries of the site.

The plans demonstrate that the proposed buildings will have an acceptable interface design which
respond to the prominent corner location and in a manner that places the outlook from individual unit
rooms away from the private space of neighbouring residences. South facing Stage 2 works are
proposed with private balconies to the southern extent of the building, overlooking the open space. The
buildings utilise a variety of materials, heights, colours and features which will assist in creating visually
appealing development, particularly from primary approaches. The external faces are proposed with
facade treatments including feature aluminium horizontal screens and balconies to the upper storey
and prevent blank walls at the street frontage.

Car parking areas are provided totally internally to the site and are buffered from units and street front
by new landscaping.

Stage 1 works are limited to the northern unit building which are setback from the southern property
boundary by 22.0 metres behind the carparking area. The lawn and landscaping as proposed on plans
shall serve to offset the impact of these new buildings on the public domain in the interim until Stage 2
is progressed. Stage 2 works will serve to conceal the carpark even further as landscaping becomes
established. This arrangement is considered acceptable in that the initial impacts of the built form of
the structures shall be softened by the generous setback and screened by landscaping from the public
domain.

The proposal appears to be generally responsive to the principles of Crime Prevention Through
Environment Design, with use of lighting to building exteriors, public forecourt, surveillance from
reception/manager’s residence, and access areas to the building.

Landscaping

Part 4.3 of the DCP refers to landscaping, and sets out the following development standards for
consideration:

1. Developments that are set back from the street frontage shall incorporate appropriate
landscaping with the front setback that enhances the visual quality and character of the street.

2. On-site car parking areas in excess of 10 spaces are to be provided with appropriate internal
landscaping.

The proposal includes landscaping to all boundaries of the property to soften the proposal to the street
and to provide additional visual interest when viewed from the surrounding area. Car parking spaces
are arranged in two bays along the front of the unit building in Stage 1, and beneath the proposed unit
rooms in Stage 2. However, the entire development site will also be screened by perimeter landscaping.
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The plan of landscaping which is generally responsive to the required outcomes for a proposal of this
scale.

Heritage
Clause 4.4 of the DCP refers to Heritage generally and sets out the following development standards:

1. Developments adjoining and in the vicinity of a heritage item are to be designed to complement
rather than detract or dominate.

The proposal is not located within proximity to any known European heritage items. The nearest
identified heritage item is the Submarine HMAS Otway on display in the adjacent park. This item is
located 150 metres away from the subject site and the development does not introduce any activity that
would detract from its heritage significance.

Signage
Part 4.5 of the DCP refers to signage and states the following development standards:

1. Signage to be kept to a minimum and appropriate for the type of commercial activity being
undertaken.

2. Signage to be of a scale in proportion of the building (i.e. must not to dominate the building
facade or street frontage).

3. Signage not to be a hazard for pedestrians or motorists.
4. Moving and/or flashing signs are to be avoided.

The proposal includes a variety of signage as discussed above and assessed against the State
Environmental Planning Policy (Industry and Employment) 2021 — Chapter 3 Advertising and signage.

The signage incorporates a freestanding pylon sign at the site frontage to Albury Street of the site with
a height of 6.0 metres. No other business identification sign is proposed as part of the development
plans. The advertising zone is 5.0m? on either side of the sign, for a total of 10m? advertising zone.

Generally, the proposed signage is acceptable for the nature of the proposal and typical of signage
being applied to a motel development. Its height exceeds the proposed height to ridge of both the
dwelling residence and unit building works proposed in Stage 1 however is proportional to the proposed
height of the Stage 2 building.

Further, and once landscaping is established, the signage would not be considered to dominate the
building facades of the property frontage and is somewhat greater in scale proportional to the overall
building scale. It is out of proportion with business identification signs to other similar motel businesses
operating on Albury Street.

TfNSW indicated in their response to the application that any signage proposed within the site must not
impair on site lines of occupants of vehicles entering the site. The signage is proposed outside of any
public pedestrian thoroughfare and thus pedestrian safety is not considered to be placed at significant
risk by the sign.

Parking

Part 4.6 of the DCP relates to car parking for commercial development and has the following
requirements:
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Car parking is to be located to the side or rear of the development.

2. Car parking to be provided at the rate required in Chapter 5 of the NSW Roads & Maritime
guide, shown in Table 4.1 below.

3. Parking spaces should be designed in accordance with Australian Standard 2890.1 and 2890.2.

— = Car parks adjoining public land (including a road) shall be provided with a landscape strip
at the interface.

— = Car parking to be accessible at all times during the business hours of the premises.

— — Car parks to be designed to provide pedestrian connectivity and minimise conflicts
between vehicles and pedestrians.

- - Loading facilities are to be located at the rear or side of the building and not adjacent to
any residential property.

4. Loading and unloading facilities are to be provided in accordance with the provisions of Policies
Guidelines and Procedures for Traffic Generating Development.

5. Loading and unloading areas are to be located separate from other vehicle manoeuvring areas,
car parking areas and pedestrian movement areas.

The development proposes a total of nineteen (19) spaces associated with the development located
centrally to the development. Two of these spaces are reserved for managers’ residence, and two of
these spaces are nominated for accessibility parking.

The proposed parking provision is consistent with the DCP requirements relating to a ‘motel’ which is:
1 space for each unit + 1 space per 2 employees.
The proposal satisfies this design control as follows:

e Stage 1 includes seven (7) accommodation units which includes two (2) accessible units. A total
of two (2) employees is also anticipated as per the information provided by the applicant.
Therefore, the requirement under the DCP for nine (9) spaces is satisfied by the development
for Stage 1.

e Stage 2 includes another ten (10) accommodation units, resulting in a total of seventeen (17)
units. Therefore, the requirement under the DCP for nineteen (19) spaces is satisfied by the
development.

The proposal therefore generates a theoretical demand for 19 spaces and provides a total of 19 spaces,
including two disabled spaces, thus satisfying the design control.

The applicant has not included detail for any loading areas or the like for the development. It is expected
that the car parking area generally has enough space to provide for the loading and unloading of goods,
should delivery vehicles need to enter the site. The proposed plans do not demonstrate an ability to
accommodate large or rigid vehicles and it is noted the TINSW advice did not assess the vehicle spaces
at the site for heavy vehicles. It is not expected that such large vehicles will be accessing the site.

The submitted site plans demonstrate a single area for car parking movement within the site, though
these vehicles areas are separated from pedestrian walkways by sufficiently landscaped areas.

Greater Hume Council Agenda 14 August 2024 Page 27 of 124



ORDINARY MEETING OF GREATER HUME COUNCIL
TO BE HELD AT
COUNCIL CHAMBERS, BALFOUR ST, CULCAIRN
ON WEDNESDAY, 14 AUGUST 2024

DEVELOPMENT APPLICATION 10.2024.60.1 — PROPOSED STAGED DEVELOPMENT OF A
MOTEL & MANAGERS RESIDENCE [CONT’D]

4.15(1)(b) The likely impacts of that development, including environmental impacts on both the
natural and built environments, and social and economic impacts in the locality.

The following table assesses the likely impacts of the development.

ISSUE ACCEPTABLE COMMENT

Context & setting v The subject land is located within the central area of
Holbrook with a frontage to Albury Street, which
represents the main street of Holbrook. Land uses
extending south of the site comprises ‘recreational’
activities, including Submarine Park inclusive of the
HMAS Otway, Holbrook Submarine Museum, as well
as a rest area and children’s playground. Land further
south along Albury Street comprises ‘business’ and
‘retail’ activities typical of a main street.

Land located to the north and west of the site
comprises largely detached single storey dwelling
houses. Land to the east of the site on the opposite
side of Albury Street contains the Holbrook Public
School.

The surrounding context therefore presents a mix of
commercial, residential, recreational and educational
activities.

It is acknowledged that the site has interfaces to
residential properties and that there is potential for
amenity impacts to occur if the site is not
appropriately managed. Despite this, the site is
considered to be a suitable location given its corner
location, frontage to a main road and a park.

The site is located at the northern fringe of the main
street of Holbrook and represents a complementary
use that is permitted within the RU5 Vil