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APPLICATION FORM 

 



Gateway 
Determination 
Review 
Application Form

 Date received: Reference No. 

LODGEMENT 

Instructions to users 

This form is to be completed if you wish to request an independent review related to plan-making under Part 3 
of the Environmental Planning and Assessment Act 1979. This form relates to Gateway determination review 
requests. 

A Gateway determination review can be sought following a Gateway determination where a determination is 
made that: 
a) the planning proposal should not proceed;
b) the planning proposal should be resubmitted to the Gateway; or
c) imposes requirements (other than consultation requirements) or makes variations to the proposal that the

proponent or council thinks should be reconsidered.

Note: With reference to point ‘c’ above, a request to review a Gateway determination can only be made prior to 
the commencement of community consultation on the planning proposal. 
Note: Gateway reviews can only be sought if the original Gateway determination was made by a delegate of 
the Minister or the Greater Sydney Commission. 

Before lodging a request for review, it is recommended that you consult the Planning Circular ‘Independent 
reviews of plan-making decisions’ and ‘A guide to preparing local environmental plans’, which can be found on 
the department’s website www.planning.nsw.gov.au. The guide gives a step-by-step explanation of the review 
procedure and necessary requirements.  

To ensure that your request for review is accepted, 
you must: 
 complete all relevant parts of this form
 submit all relevant information required by this

form
 provide one hard copy of this form and required

documentation
 provide the form and documentation in electronic

format (e.g. CD-ROM)

Note: The department may request further information 
if your request for review is incomplete or inadequate.  

A fee is not charged for a Gateway determination 
review. 

All requests must be lodged with the department’s 
relevant Regional Office.  Please refer to 
www.planning.nsw.gov.au for contact details.  

PART A – APPLICANT AND SITE DETAILS 

A1 – Applicant Details 

Principal contact 

 Ms   Mrs   Dr   Other X Mr

First name Family name 

Name of company (N/A if an individual) 

Street address 

Unit/street no. Street name 

Suburb/town State Postcode 

Postal address 
(or mark ‘as 
above’) 

PO Box or Bag Suburb or town 

William Collingburn

Yamba Welding & Engineering Pty Ltd

4 Angourie Road

Yamba NSW 2464

PO Box 135 Yamba

http://www.planning.nsw.gov.au/
http://www.planning.nsw.gov.au/


State Postcode Daytime telephone Fax 

Email Mobile 

A2 – Site Details 

Identify the land that is to be the subject of the planning proposal and for which you seek a review 

Street address 

Unit/street no. Street name 

Suburb/town State Postcode 

NAME OF THE SITE 

REAL PROPERTY DESCRIPTION 

The real property description is found on a map of the land or on the title documents for the land. 
If you are unsure of the real property description, you should contact the Department of Finance 
and Services, Land and Property Information. Please ensure that you place a forward slash (/) to 
distinguish between the lot, section DP and strata numbers. If the proposal applies to more than 
one piece of land, please use a comma (,) to distinguish between each real property description.  

PROVIDE DETAILS OF ALL AFFECTED LANDOWNERS WHERE THEY ARE NOT THE DIRECT APPLICANT 

HAVE ALL OWNERS OF LAND TO WHICH THIS PLANNING PROPOSAL APPLIES BEEN NOTIFIED? 

  Yes   
  No 
  Some have but not all 
  N/A (Applicant is owner) 

Note: If some land owners, but not all, have been 
notified, list below those notified: 

CURRENT ZONING OF THE LAND AT THE SITE  

CURRENT LAND USE AT THE SITE 

PART B – REASON FOR REVIEW AND THE PLANNING PROPOSAL 

B1 – Reason for Gateway Review 

WAS THE ORIGINAL GATEWAY DETERMINATION MADE BY A DELEGATE OF THE MINISTER OR 
GREATER SYDNEY COMMISSION  

  Yes  
  No  

Note: Requests for the review of Gateway determination will only be considered if the 
original Gateway determination was made by a delegate of the Minister or Greater Sydney 
Commission.  

Indicate below the reason for seeking a review of the Gateway determination. A review can only proceed if one 
of these three circumstances has occurred.  

A determination has been made that the planning proposal should not proceed 

In the case of the above, will this request for review be submitted no more than 42 days from the 
date of the original notification of the Gateway determination? 

  Yes  
  No 

NSW 2464 02 6646 2421 02 6646 2523

info@ywe.com.au 0417 778 517

School Road

Palmers Island NSW 2463

Lot 2

DP598769

x

RU1

Agriculture

x

x

x



A determination has been made that the planning proposal should be resubmitted to the Gateway 

In the case of the above, will this request for review be submitted no more than 42 days from the 
date of the original notification of the Gateway determination? 

  Yes  
  No 

A determination has been made that has imposed requirements (other than consultation 
requirements) or makes variations to the proposal 

In the case of the above, have you indicated your intent to submit a request for review no more than 
14 days from the date of the original notification of the Gateway determination?  

  Yes  
  No 

Will this request for review itself be submitted no more than 42 days after this date from the date of 
the original notification of the Gateway determination?  

  Yes  
  No 

B2 – The Planning Proposal 

DEPARTMENT’S REFERENCE NUMBER: 

NAME OF THE LOCAL GOVERNMENT AREA 

DESCRIPTION OF PROPOSAL 

LOCAL ENVIRONMENTAL PLAN (LEP) TO BE AMENDED BY THE PLANNING PROPOSED 

IS THE LEP TO BE AMENDED (ABOVE) A STANDARD INSTRUMENT LEP? 

  Yes  
  No 

INFORMATION REQUIREMENTS 

Requests should be accompanied by: 
- an application form
- a copy of the planning proposal as submitted to the Gateway
- a copy of all additional information and documentation provided at the Gateway
- justification for why an alteration of the Gateway determination is warranted (if applicable),

including, where relevant, responses to issues raised by the original Gateway decision maker
- if relevant, disclosure of reportable political donations under section 147 of the Act.

Please refer to ‘A guide to preparing local environmental plans’ for the necessary information 
requirements. 

List below all the documents, maps, plans, studies, information and any other supporting information that 
comprises your proposed instrument and request for pre-gateway review. 

INFORMATION PROVIDED 

PP_2017_CLARE_007_00

Clarence Valley Council

Re-zone Part IN4 Working Waterfront Part W3 Working Waterways

Clarence Valley LEP 2011

x

Application Form
Copy of planning proposal as submitted to the Gateway
Justification report including attachments



PART C – DISCLOSURE AND SIGNATURES 

C1 – Donation and Gift Disclosure 

Section 147 of the Environmental Planning and Assessment Act 1979 requires the public disclosure of 
reportable political donations or gifts when lodging or commenting on a relevant planning application. This law is 
designed to improve the transparency of the planning system. 

DO YOU HAVE ANY DONATIONS OR GIFTS TO DISCLOSE? 

  Yes  

  No

How and when do you make a disclosure? 

The disclosure to the Minister or the Secretary of a reportable political donation or gift under section 147 of the 
Act is to be made: 

(a) in, or in a statement accompanying, the relevant planning submission if the donation is made before the
submission is made, or

(b) if the donation is made afterwards, in a statement of the person to whom the relevant planning
submission was made within 7 days after the donation is made.

What information needs to be included in a disclosure? 

The information requirements of a disclosure of reportable political donations are outlined in section 147(9) of 
the Act.  A Disclosure Statement Template which outlines the information requirements for disclosures to the 
Minister or to the Secretary can be found on the department’s website: www.planning.nsw.gov.au/donation-and-
gift-discloure  

C2 – Signature(s) 

By signing below, I/we hereby declare that all information contained within this application form is accurate at 
the time of signing. 

Signature(s)  

Name(s)  

In what capacity are you signing 

Date  

x

William John Collingburn

Managing Director

27 December 2017

http://www.planning.nsw.gov.au/donation-and-gift-discloure
http://www.planning.nsw.gov.au/donation-and-gift-discloure
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Submission Accompanying Gateway Determination Review Application of Planning 
Proposal PP_Clare_2017_007_00)  

to amend Clarence Valley Local Environmental Plan 2011 
 
 

The proposal has been amended and studies, such as the noise study, undertaken at this early 
stage on the advice of the Department.  It is supported by the Clarence Valley Council.  There 
is some local opposition to the proposal which seems to have unduly effected the Gateway 
process and there have been changes in process which have severely impacted finalisation.  The 
proposal was granted Part 3A approval, the legislation then changed, Planning Team support 
obtained, then Gateway approval refused then Council support for the amended proposal. 
The basis of the refusal, in essence, is restricted to the impact of the proposal.  Both the 
Planning Team Report and the refusal have included the availability of the Harwood site and 
the opinions and advice of unknown objectors.  The proponent believes that the issue is really 
the suitability of the Palmers Island site and that the Harwood site is irrelevant.  However, as 
the Harwood site features so prominently in the refusal the proponent sees no option other than 
responding in detail.  In the proponents view the opinion and advice of unknown objectors is 
something that should be dealt with by way of a structured process providing procedural 
fairness.  That is what would occur if the proposal was sent through the Gateway and a public 
consultation process undertaken. 
The subject proposal is one of significant importance for the economic development of the 
Lower Clarence.  It has been on foot and pursued since 2007.  It is important to be aware of the 
history of the proposal, in order to understand the context and correctly determine the proposals 
compliance with the relevant Plans and Policies.   
 

1. History of the Proposal 
a) November 2006 - Subject land at Palmers Island Purchased 
b) February 2007 - Meeting with Clarence Valley Council to discuss rezoning.  

CVC directed proponent to approach State Government for Part 3A approval. 
c) 2009 Part 3A approved.  
d) 2011 - Part 3A repealed. 
e) April 2011 Major Project Application submitted 
f) August 2011 Director-General’s Requirements issued. Issues were addressed in 

detail. 
g) July 2014 – Submission to Gateway for Re-zoning 
h) November 2014 – Gateway Determination that the re-zoning should not proceed 

even though the Planning Team Report recommended it did proceed. 
i) 3 December 2014 - meeting with Duncan Gay MP and planning department 

staff in Sydney. Subsequently Andrew Jackson, Executive Director, Regions, 
Planning Services, sends proponent a letter suggesting that an acoustics study 
be undertaken, an assessment of the land use conflict impacts of the proposed 
development on nearby residential properties be undertaken and that then the 
proponent submit a planning proposal supported by this study to CVC for 
consideration and assessment of its merits. 
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j) 1 December 2016 - the suggested studies having been undertaken, the planning 
proposal is re-submitted by CVC. 

k) 16 December 2016 - Letter from Department requesting updated traffic and 
acoustics studies to align with the new proposal requesting 40% reduction of 
the site to be developed.   

l) 10 May 2017 – Proposal re-submitted from CVC to Department 
m) 5 July 2017 Letter from Department requesting CVC staff seek the position and 

a resolution of Council on the matter to determine whether there is continued 
support for the proposal in it revised design. 

n) 18 July 2017 Council support for the proposal is obtained.  
o) 20 July 2017 Council staff re-submit proposal. 
p) 10 November 2017 - Gateway determination that the proposal is not considered 

appropriate. 
q) 20 November 2017 – CVC notify YWE of Gateway determination. 
It is submitted that the history is important as it shows the lengths the proponent has 
gone to, to meet concerns, the shifting framework with which it has had to deal and 
that it not only has the support of the Local Council but had obtained Part 3A 
approval.  It also needs to be considered in light of the 2014 determination as that 
determination is inconsistent with the determination under review.  A comparison 
is attached for consideration. 

2. There were four reasons given in the Gateway Determination dated 10 November 2017 
that the proposal should not proceed.  These were:  

a. There is no demonstrated need for additional zoned land in this location; and 
b. It is inconsistent with 

i. The Clarence Valley Industrial Lands Policy; and 
ii. The North Coast Regional Plan 2036; and 

iii. The Marine Based Industry Policy – Far North Coast and Mid North 
Coast NSW.  

c. It is inconsistent with SEPP 71 – Coastal Protection, and s117 Direction 1.2 
Rural Zones; and 

d. The potential noise and visual impacts on the amenity of the surrounding 
locality are considered unacceptable.  

3. Before dealing with each of these reasons, there are three issues that the Applicant 
asserts contaminate the assessment of the proposal.  These three issues are:  

i. The review of the proposal, on any reasonable reading of both the 
determination and the determination report, has been conducted more on 
the basis of determination of a development application as opposed to a 
gateway proposal.  Perhaps the two best examples of this are the findings 
that there is an unacceptable acid sulfate soil risk and that noise cannot 
be sufficiently attenuated.   

ii. The applicant is of the clear understanding that the purpose of a gateway 
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proposal is to seek whether or not a proposal might succeed to a 
development approval, not whether or not it should be granted 
development approval.  In short whether the proponent has a reasonable 
chance of success. It is not the purpose, on the applicant’s 
understanding, of the gateway process to determine whether or not, on 
the available material, compliance issues are likely or unlikely to be met.  
The comprehensive acoustic report clearly states that measures are 
available that would enable the proposal to operate within acceptable 
limits.  That should be sufficient to satisfy the gateway assessment.  At 
a later stage in the process, assessment of a development application 
would require satisfaction that it would be met. It was not an issue for 
final determination at the gateway stage.  At the gateway stage, what 
needed to be shown was that noise could be attenuated in an overall 
sense.  
As to acid sulfate soils, it would obviously be part of the development 
application process that proper and effective preventative actions be 
implemented to prevent deleterious effects be both identified and 
certified.  There are numerous developments undertaken which would 
require acid sulfate soil attenuation.  In terms of the amount of land that 
will be disturbed, it is a very small part of the proposal, and most of the 
proposal requires filling which would be a temporary disturbance.  It is 
properly a matter to be addressed at the development application stage 
and not at the gateway stage. It is submitted there is no basis at all to 
conclude otherwise and if there is the applicant has not been told what 
it is and not given any opportunity to respond to it. 

The issues that have been used as a basis for refusal could have been referred back to 
the applicant with request for further study or amendment rather than refusal.  Instead 
a decision was made for refusal.  This was inappropriate and effectively skewed the 
process. 
By way of comparison the Harwood site was considered without addressing many of 
the issues the applicant has been required to address or in far less detail.  An analysis 
of the Harwood Planning Proposal Report June 2015 (copy attached) shows the 
following matters were left to the development application stage; 

a) “The development of the site for marine industries will have impacts on surrounding 
properties in relation to noise, traffic and amenity.  These matters should be able to be 
adequately addressed at development application stage” (p7) 

b)  “Council has resolved to require a road upgrading staging plan when a development 
application is submitted”. (p11) 

c) Impact on Palmers Village 
“Measures to mitigate noise, light spill and other factors will be addressed at 
development application stage.  This approach I considered appropriate”. (p15) 

d) Council has resolved to require further flora and fauna assessment at the development 
application stage when greater detail of the proposal is known”. (p15) 

e) “It is considered logical to enable the expansion of an existing facility rather than force 
the establishment of a new facility in an alternative location.  The flooding acid sulfate 
soil, agricultural land and land use conflict constraints of the subject site will be 
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common issues for other potential sites for such a facility along the banks of the 
Clarence River”. (p16) 

f)  “It is considered that any potential negative impact on water quality in the Clarence 
River can be adequately mitigated with appropriate infrastructure and operational 
practices and this can be specified through conditions of consent for future 
development of the site”. (p18) 

g) “It is considered that the potential disturbance of any acid sulfate soils on the site can 
be adequately managed so as not to have an adverse impact on water quality in the 
Clarence River”. (p18) 

“On 27 February 2013 the Director General agreed that the inconsistencies with 
section 117 directions 1.2 Rural Zones, 4.1 Acid Sulfate Soils and 4.3 Flood 
Prone Land, were justified…”; 

The applicant would suggest that the approach taken with the Harwood site was the 
appropriate approach and not the approach taken with the subject proposal. 
 

(iii)Clearly other unidentified people or bodies have submitted information and 
it would appear plain that objectors have been able to have input.  For example, 
there has been reliance placed on the opinion of Mr Roberts of Harwood 
Slipway, who clearly is not in a position to give unbiased advice.  The applicant 
has had no opportunity to respond to his input and has never been informed 
precisely what his input was.  The applicant does not understand that to be part 
of the gateway process, but rather the public exhibition process.  The legal 
framework, as the applicant understands it, is devoid of any public consultation 
process during the gateway assessment.  The description of the process on the 
Departments website bears this out.  Clearly the original determination was 
effected by irrelevant material that should not have been before the decision 
maker;  
The original determination has taken into account material to which the 
proponent has not had the opportunity to respond.  When a copy of the 
determination report was obtained, it was still without any of the attachments 
which would appear to include the technical reports that were relied upon and 
never shown to the proponent and which the proponent was never given an 
opportunity to consider.  This and the preceding issue appear to amount to 
significant failures not giving the proponent procedural fairness.  If the review 
is to proceed on the basis of this material that the proponent has never seen the 
proponent should: 
a. Be given copies of the material; 
b. Be advised of the source of the material; 
c. Be given an opportunity to respond to the material prior to any decision 

being made.  
The proponent’s legal advice has indicated that these denials of procedural fairness 
given rise to rights to take legal action.  At this point in time, the proponent does not 
intend to do so but does reserve its position.   
In response to the reasons given in the Notice of Determination, the Applicant makes 
the following submissions:  
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There is no demonstrated need for additional zoned land in this location; 

4. This is the first time this issue has been raised.  It is something that was not addressed 
in any detail by the applicant.  It is based on an assumption that the Harwood land is 
both available and suitable.  The reality is the Harwood site is neither available nor is 
suitable.  The reasons for this are: 

a. The only other land is the land at Harwood.  The applicant provided evidence 
from an appropriate expert as to why its business could not relocate there.  That 
has been rejected by the original decision maker, based on opinions and 
enquiries the applicant was never allowed to challenge.  The applicant was never 
advised what was asked to obtain the opinions or the means by which it was 
done.  The position is maintained by the applicant, but the applicant wishes to 
go into further detail as to the inappropriateness of the Harwood land.   

b. The Harwood land currently has no suitable road access.  Current access along 
River Street East, Harwood is subject to riverbank erosion and is not suitable to 
service future development.  Council resolved that the proponent provide a 
Road Upgrading Staging Plan with any DA for new construction of the site, 
based on Option 1 which utilises existing roads and road reserves.  As to the 
existing roads and road reserves, the majority of the roads are gravel and will 
require full reconstruction and sealing for a distance of 5.8kms.  (see attached 
road plan).  No costings have been made available, if they exist at all.   The costs 
would be in the millions.  The route is not direct and involves eight right angle 
turns which would need to be designed and constructed for use by semi-trailers.  
Additionally, approx. 250 metres of existing River Street East immediately 
joining the riverfront and adjacent to the existing slipway will require 
engineered erosion protection works, again at a currently unknown cost.   

c. The proponent did have discussions, years ago, with the owner of the land who 
indicated that the full cost of the road works would have to be borne by the 
proponent.  That alone makes the proposition of the proponent moving to the 
Harwood land untenable. 

d. Council has clearly stated from the publicly available documents that it will not 
be consenting to any major development on the land until suitable road access 
has been constructed.  YWE’s proposal would be classified as major 
development and would trigger the need for road construction.   

e. The existing slipway is not designed for a travel lift and as such it is not suitable.  
The slipway is privately owned and there is no guarantee it would be available 
even if YWE could alter its operations to make it usable.  Even if it were 
available there would be unacceptable conflicts as to who could use it and when. 
To construct vessels and then crane them to the slipway is simply not possible.  
The travel distance would be at least 500 metres and across a formed road.  Even 
if a system could be designed it would be so cost prohibitive that the business 
would not be viable.   
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f. The Harwood expansion provided for some 175 metres of additional waterfront 
and working waterway.  In the absence of anything even approaching a 
meaningful concept plan, it is assumed that this is to allow for either another 
basin or slipway to be built.  There is no indication of how that small amount of 
waterfront is to be used for the whole of the new area.  The development of that 
area would raise all of the environmental and impact issues that have been 
addressed at the Palmers Island site and successfully so.  They have not been 
dealt with even in the most rudimentary fashion for the Harwood site.  It appears 
to simply have been deferred to the Development Application stage.  In the 
absence of such, there is no way to assess the likelihood of a suitable 
development ever taking place.  Without a basin development the site is useless 
to YWE. 

g. This is the position as at December 2017, some 2 ½ years after the rezoning was 
approved.  A copy of the planning proposal report is attached.  Notably on page 
7 of that report, the statement “the development of the site from marine 
industries will have impacts on the surrounding properties in relation to noise, 
traffic and amenity.  These matters should be able to be addressed at 
development application stage”.  This further amplifies the point made in the 
introductory comments as to how the YWE application has been treated.   

h. Also on this issue, an extract is attached is of the Clarence River and Approaches 
chart of the river showing depth.  If the subject proposal was to operate at the 
Harwood site then:  

i. The use of the existing slipway would not be possible for the reasons 
given above and therefore; 

ii. A basin would be required which would also require significant 
dredging.  The 2015 Harwood Planning Proposal Report states “The 
proposal does not propose any specific dredging for the river” (p18).  As 
a result, there has been no assessment of the impact of dredging which 
would be required to provide deep water access to a basin.  The well-
known level of heavy metal contamination of the riverbed prohibits 
there being any dredging.  In recent years, operators at that site have 
been charged with offences by the Environmental Protection Authority 
for pollution caused by attempting minor dredging works.  The site 
having been used for so long when lead based paints were in common 
use, the river has to be left undisturbed to prevent major pollution 
incidents. Even if this hurdle were overcome there would be other 
significant environmental issues such as the effect on the nearby 
mangroves; 

iii. The Harwood site having such limited river access would cause 
significant difficulties to the use of waterfront access. 

iv. To operate properly YWE needs unfettered waterfront access.  If YWE 
were to have this then the next business requiring the same would need 
further land to be developed.   
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i. Council’s strategy acknowledges the need for multiple sites if the marine 
industry is going to expand in the Lower Clarence.  The model that Council 
recognises as being the optimal model for marine industry in Lower Clarence is 
for multiple sites, due to the need for every significant operator to have control 
of the site, particularly the waterfront.   

j. Further in relation to this issue, the business model of the Harwood owner is not 
known.  He may be intending to only lease portions of the land, or sell small 
portions or sell en-globo.  This again detracts from the concept of availability.  
The applicant did not pursue this level of detail after discovering that the 
applicant would have to pay for all the access road works. 

k. The assertion that the Harwood land is unsuitable virtually proves itself.  The 
approval has been in place for some two and a half years, yet there has not been 
any development of it at all.  There has been no progress of any kind in that 
time.  

l. The point attempted to be made by all of the above is, quite simply, that a 
statement that there is existing available land is, as a generalisation, technically 
true, is in reality an illusion. 

m. Further, if the subject proposal is to be transferred to the “available land” at 
Harwood, then it would take up so much of the available land and all the 
waterfront, so that there would then be an immediate need to rezone further 
land.   

n. There is no merit in the determination that there is not a demonstrated need for 
this proposal.   To use the Harwood land would require years of development 
as it was made available with no end use in sight, apart from “marine industry”.  
The applicant’s proposal is “shovel ready”.  The Harwood site is not available 
in the true sense.  Even if it were available and was used then, if other major 
participants came to the Lower Clarence, it would require a further re-zoning of 
land to accommodate the industry as there would be no further land available. 

Suitability and Availability of the Palmers Island Site 

5. The Palmers Island site is consistent with and appropriate for the proposed development.  
The relevant plans and policies are subjective and need to be considered in the 
appropriate context and with the overall objectives at the forefront of the decision 
makers mind.  With subjective policies it is always possible to construct a negative 
argument and a proper decision can only be made on a balanced view while focusing on 
the objectives.   
The objectives can be simply stated as promoting and facilitating the growth of marine 
industry in the Lower Clarence without unacceptable adverse effects.  The three 
primary negative findings in the determination were clustering, noise and visual impact.  
For the reasons already given the decision maker did not properly understand or fail to 
apply the clustering concept as envisaged in Councils “Clarence Marine Cluster 
Assessment” which is their direct marine industry strategy.  The applicant believes that 
the following statements taken from the determination were all wrong for the reasons 
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set out. 
It is inconsistent with The Clarence Valley Industrial Lands Policy  

6. This document supports the expansion and clustering of marine businesses with the 
preferred area for marine sector development and marine support services being the 
Lower Clarence close to existing industry, a skilled labour force and with access to the 
Clarence River. 

The report to Council prepared by CVC staff (Item 14.108/16 – Attachment 2) states:  

“The proposal is considered to be consistent with this local strategy as it is for expansion 
of a marine industry in the Lower Clarence requiring a river access site.” (p3) 

In 2009, Council adopted the Clarence Marine Cluster Assessment which built on the 
Clarence Valley Economic Development Strategic Plan (2006) and the Industrial Lands 
Policy (2007).  It states: 

“The Clarence Marine Precinct presents a market first in that it is not limited to a single 
geographical site, rather, the precinct is the Clarence River itself with existing marine 
industry located from Yamba and Iluka on the coast to the River City of Grafton, some 
32 nautical miles upstream.” 

The Policy recognizes that there are only limited areas of riverbank where such 
development could take place due to wetlands and other natural prohibitors.  The 
subject site is one of the limited sites available. 

The Policy also recognizes that development within the Precinct will most likely take 
place in a number of small areas.  

The proposal is consistent with the Policy when construed in the proper context, as was 
done previously, and not in the narrow context of the determination under review. 

This Policy was in place when the 2014 determination was issued.  No mention of 
inconsistency was made then.  Two points arise from this.  Firstly, the inconsistency 
between the determinations is unfair.  Had anything been identified earlier, it could 
have been addressed.  Secondly, YWE would have had the opportunity to take 
alternative action to achieve its aims of both staying in business and in the Lower 
Clarence rather than having spent huge sums of money to be told that what was not 
previously a problem is now a fatal one.   

It is inconsistent with The North Coast Regional Plan 2036  

7. The Gateway Determination Report NSW Planning & Environment states: 

“The development of this Palmers Island site for a marine based industry is not 
consistent with the Clarence Valley Industrial Lands Strategy as it fragments the marine 
industry in the Lower Clarence, it is also inconsistent with the North Coast Regional 
Plan 2036 which also supports clusters of economic activity, and promotes 
development in accordance with the local strategy”. 
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The opinion of the CVC planning staff, supported by Council, is that the proposal is 
consistent with the Clarence Valley Industrial Lands Strategy as the Lower Clarence is 
the precinct as stated in 6 above (Item 14.108/16 – Attachment 2).  In this view the 
proposal is consistent with the Regional Plan as it promotes development in accordance 
with the local strategy ie. Clustering marine industry in the Lower Clarence precincts 
and not necessarily a single site. 

This is a very good example of what was previously said regarding the plans and 
policies being open to subjective interpretation.  It would appear that CVC planning 
staff, CVC council and the PTR staff have one view and the author of the determination 
another.  It is hard to understand how the Department can reject the Council’s staff view 
of how its own policy was intended to operate.    

It is inconsistent with The Marine Based Industry Policy – Far North Coast and Mid 
North Coast NSW 

8. The Gateway Determination Report states: 

“The Marine-Based Industry Policy encouraged councils to strategically plan for 
opportunities for marine-based industry.  It states the work should use the locational 
criteria and apply them strategically with a view to identifying sites or precincts which 
are most suited to marine-based industry.  The Policy also states that if more than one 
enterprise is likely to be established, they should be clustered into a precinct rather than 
scattered along the waterway’s edge.  This encourages maximising efficiency of 
infrastructure and minimising environmental impacts.  This is supported by the 
outcomes of the Clarence Valley Industrial Lands Policy.” 

The Marine-Based Industry Policy states: 

“Ideally, if more than one enterprise is likely to be established, they should be clustered 
into a precinct rather than scattered along the waterway’s edge, with a view to 
maximising efficiency of infrastructure and minimising environmental impacts.” 

The applicant stresses that the Policy states “Ideally, they should be clustered”, not, 
“They must be clustered.”  The clear intent was to allow some flexibility in an 
appropriate case.  The applicant submits that its proposal is exactly the type of situation 
the flexibility was intended for, a contention that is supported by the Councils support 
for it. 

The opinion of CVC planning staff, supported by Council, is that: 

“Although the state policy clearly encourages enterprises to be ‘clustered into a 
precinct’ it does not define the parameters of a ‘precinct’ and also encourages Council 
to address this in its local growth strategies”. 

The Clarence Marine Cluster Assessment (2009) builds on the 2006 Economic 
Development Strategic Plan and the 2007 Industrial Lands Policy and defines the 
Clarence River itself between Yamba / Iluka and Grafton as the precinct.   

The Gateway Determination Report goes on to states: 
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“The subject site does not meet the two specific criteria of the Marine Based Industry 
Policy; it is affected by acid sulfate soils, and if the proposal is approved, will lead to 
land use conflict.  The policy also encourages ‘clustering’ of marine precincts rather 
than individual developments being scattered along the water’s edge.” 

The Gateway Determination Report and the Council both agree that the class 2 and 3 
ASS present could be sustainably managed or ameliorated and the proponents anticipate 
that a ASS Management Plan would need to be prepared prior to public exhibition. 

The issue of land use conflict is subjective, though both the Gateway Determination 
Report and Council acknowledge that noise can be sufficiently attenuated.  No 
consideration, let alone professional study, has been directed to noise coming from the 
Harwood site to surrounding properties and Palmers Island village and tourist parks 
across the river.  The Harwood planning report notes there were objections received 
from the Palmers Island village and surrounding areas including tourist parks.  It would 
appear unarguable that the noise impact from YWE moving to the Harwood site would 
be greater than at the proposed site.  This is a result of sound travelling across water 
which will direct noise across to Palmers Island village and tourist parks compared to 
YWE’s proposal to protect surrounding residences by directing sound across the river 
to Turkey Island where there is one residence with periodic use, which is far removed 
from the waterfront and not directly opposite YWE’s site.   

Engineering aspects of traffic can be addressed through the provision of a roundabout 
in the future and Council has resolved to undertake a study at the Yamba Road 
intersection, Yamba Road and its future traffic control requirements.  The impact of the 
daily traffic movements on the School do not need to be mitigated.  The Industrial Park 
is proposed to operate from 6am to 6pm and the majority of traffic movements are staff 
going to work and going home.  The movements will occur outside of school hours.  
Truck movements are calculated as approximately 6 per week, considerably less than 
generated by cane harvesting.  The School is also located on busy Yamba Road.  Many 
schools are on main roads. For example, the Yamba Public School is directly opposite 
the Yamba Industrial Area, (in fact, directly opposite YWE’s current location). 
Woodburn Public School is on the Pacific Highway and Ulmarra Public School is on 
the Pacific Highway.  The list is next to endless.  This issue has been greatly overstated. 

The Gateway Determination assessed potential visual impacts on the Concept Plan 
which accompanied the Proposal, which is understandable.  The Concept Plan was 
prepared for acoustic and traffic modelling purposes and is of a ‘worst case scenario’ 
scale so that there could be no claims in the future that it had been deliberately 
‘downsized’.  It is highly unlikely that development of this scale will occur, and if it 
does if will be very much in the future.  This is an issue which should be assessed at 
DA stage based on the actual development proposed and recommended ameliorative 
measures such as dense plantings.      

The Determination concludes that there will be significant visual impacts.  This would 
appear to be the primary grounds for refusal as it is the only potential land use conflict 
that has not been addressed in detail in the proposal.  The proposal refers to the use of 
planting to provide visual screening and rightfully in our opinion, states that this will 
be addressed in detail at a future Development Application stage. This would be 
consistent with the approach taken with conflict and amenities issues at Harwood ie., 
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deferred to Development Application state.   

The statement is difficult to understand.  Firstly, visual impact from where?  The section 
of the site to be developed will require raising up to 1.5m, but from School Road it can 
still be well screened, from the frontage through fencing and plantings and from the 
sides, from dense plantings.  These plantings along the southern and northern 
boundaries of all buildings will also provide screening for all residences.  In the case of 
the northern side, the development area is located between 77metres and 127metres 
from McConnells Lane.  This creates a 10 hectre area which can be fully vegetated, 
say, by a macadamia plantation as is occurring on a number of properties in the vicinity.       
This leaves only the view from the river which would be the same as if the new site at 
Harwood would be utilised.     

If a definitive statement on land use conflicts cannot be made, then this cannot be used 
as grounds for concluding that the Proposal does not comply with the Marine-Based 
Industry Policy. 

It is inconsistent with SEPP 71 – Coastal Protection 

9. The Gateway Determination Report goes on to state: 

“It is considered that the proposal is inconsistent with Clause 2(k) of the SEPP which 
seeks to ensure that the type, bulk, scale and size of development is appropriate for the 
location and protects and improves the natural scenic quality of the surrounding area.” 

Clause 2(k) is a fine aspiration but, how practical is it when there are a number of 
strategies and policies which acknowledge that marine-based industries often need to 
be located on navigable rivers and often in rural areas?  Strict application of SEPP-71 
would mean that there would be no marine industry or waterfront industry in rural areas  

It is acknowledged that the development will be of a type, bulk, scale and size 
significantly greater than anything else in its immediate vicinity, and that it will not 
improve the scenic quality of the area.  But mitigation measures can be established 
relative to the actual development, for assessment at DA stage. 

This is again a subjective assessment where it would appear the decision maker has 
taken a view different to that of the Council.  It is not a basis for rejecting the proposal.   

It is inconsistent with s117 Direction 1.2 Rural Zones; 

10. The Gateway Determination Report goes on to state: 

“A planning proposal may be inconsistent with the Direction if the inconsistency is 
justified by a strategy, a study, or is of minor significance”.  The North Coast Regional 
Plan 2036 identifies the potential need for marine based industry precincts to be located 
in rural locations and provides for the development of criteria for their consideration 
through the Marine-Based Industry Policy.  The proposal to rezone the subject land is 
considered to be inconsistent with the criteria contained in the Marine Based Industry 
Policy.  It is therefore considered that the inconsistency with the Direction is not 
justified.” 
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The stated inconsistencies with the Marine-Based Industry Policy are the presence of 
acid sulfate soils and land use conflicts.  Both of these have been addressed above.  If 
these inconsistencies do not exist or cannot be assessed at this stage, then the Proposal 
is consistent with the Regional Plan based on its consistency with the Marine-Based 
Industry Plan and with Councils Strategic Plans as stated by Council planning staff. 

The inconsistency is therefore justified as being, “justified by a strategy.”  

The potential noise and visual impacts on the amenity of the surrounding locality are 
considered unacceptable.  

11. The determination that the visual impacts would be unacceptable cannot be maintained.  
We repeat what was said in 9 above.  This is perhaps best explained by way of an 
example.  The example the applicant would use is the burgeoning macadamia industry 
in the Lower Clarence Valley.  There would be nothing preventing a property, such as 
the subject property, being turned into a macadamia farm with processing shed, storage 
sheds, equipment sheds and silos being built within exactly the same shape and size of 
the structure proposed.  Further, as stated above, the visual impact can be very easily 
ameliorated, if not completely negated.  The only place that the development would be 
visible from would be the river.  The river in this general area has major structures on it 
such as the Harwood Slipway, the Harwood Sugar Mill, the Goodwood Island wharf the 
Harwood Sailing Club and an assortment of farm buildings.  The visual impact has been 
overestimated and can be dealt with at the development application stage. 

12. The comprehensive acoustic report of TTM accompanied the original proposal.  Firstly, 
there does not seem to be any basis except entire speculation that there would be any 
noise impacts on the tourist parks to the south and north-east both more than 2 kilometres 
away.  The tourist park to the east is closer to the currently under construction Pacific 
Motorway than to the site.  The highway noise is far more likely to affect it when the 
new bridge is completed.  There is no more evidence that the applicant is aware of that 
the tourist park will be in any way effected.  This tourist park is also approx. 600 metres 
diagonally across the river from the Harwood site, while the Palmers Island site is 3 
times further away.   

13. The concerns in the report in relation to compliance and ongoing maintenance costs are 
again, speculation.  They are issues which can be dealt with at the development approval 
stage.  The fact is that the only known evidence (from the applicant’s perspective) is that 
the industrial noise policy requirements can be met. 

14. The conclusion that “based on the sensitivity of the residential and tourism receptors and 
the potential loss of patronage at the tourism parks, the ongoing costs of mitigation 
which is in compliance, and the broader impacts of the traffic in the locality, it is 
considered the noise remains a significant issue with this proposal” is a statement which 
seems designed to have its origins in seeking to refuse to allow the proposal to move 
forward.  There is no sensible indication of what “the sensitivity of what the residential 
and tourism receptors” is, and properly conditioned at development application stage, 
the “potential loss of patronage at the tourism parks” will not only be considered but be 
ensured not to occur.  
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15. The issue of noise should have been left to Development Application stage, noting that 
the acoustic report states that the proposal can comply with relevant guidelines subject 
to readily available attenuating methods.  The Harwood site was re-zoned without 
anything approaching a comprehensive report but noting that standards would have to 
be met before a development would be approved.  There are many reasons this is the 
correct approach and one obvious reason is that in the unlikely event that an 
insurmountable difficulty was discovered (none having been found to date) YWE could 
take appropriate action to make the development comply.  As has been stated previously, 
the concept design was prepared on the basis of maximum possible development to 
ensure that neither the Department or any other concerned person was not misled.  In 
one sense it appears YWE is being punished for detailed planning and transparency.  

16. In summary, there is no reasonable basis in fact for a conclusion, at this point in the 
planning process, that potential (as opposed to real or substantial) noise and visual 
impacts on the amenity of the surrounding locality should be considered unacceptable.  
The evidence available, absent baseless speculation, is that there will be no unmitigated 
visual impacts from the river, noise will be within acceptable and established limits and 
the amenity of the surrounding locality will not be altered in any significant way.   

Economic Impact 

17. The Determination discusses this topic in a total of nine lines, which the applicant 
believes demonstrates that the economic effects have been grossly understated. 

18. Attached are the Business Evaluation Action Plan and the Business Financial Analysis 
of the applicant prepared by the Federal Department of Industry, Innovation and 
Science.  They were prepared independently of the applicant.  Current estimates are that 
for the current financial year gross revenue for the business will be in excess of 
$10,000,000.00.  To date these estimates are being realised and there is no reason to 
suspect they will not be met.  If further or detailed financial records/information is 
required it can be made available subject to appropriate confidentiality assurances. 

19. The impact that has to be considered is not simply the benefits if the proposal proceeds 
but also the detriments if it does not.   

20. The applicant cannot continue its operations at its current site.  To do so would mean to 
continue to be unable to take on work on larger craft than it is currently able and to 
operate inefficiently.  The continuing growth of the business at a rate in excess of all 
forecasts exacerbates this problem and the inefficiencies are now threatening YWE’s 
future.  The applicant cannot move to the Harwood land for the reasons given above and 
due to the quality controls, which apply to its business.  As the brief chronological 
history shows the applicant has been attempting to relocate within the Clarence Valley.  
If that is not possible then the only alternatives open to the applicant are to dispose of 
the business (which would see the business move from the Clarence Valley) or to move 
interstate, as South-East Queensland has multiple sites either available or “shovel 
ready”.  The applicant wishes to remain in the business, in the lower Clarence, but 
simply cannot without the approval sought.  The applicant acknowledges this is not a 
determinative consideration but does want the full impact to be given appropriate 
weight. 
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Conclusion 
21. YWE seeks a Gateway approval, not a development approval.  It has met every 

necessary standard and provided far more detailed information than has been required 
for other similar applications.   
YWE should be treated in the same way that Harwood was which is to say on the basis 
of a Gateway determination rather than a final determination.   
The planning landscape is by necessity complicated and subjective.  This makes it more 
important than would normally be the case to avoid circular arguments.  There does 
appear to be some circularity to the arguments concerning compliance to the policies 
and plans.  The Gateway assessment has determined that the land use conflict results in 
non-compliance with the Marine Based Industry Policy which in turn, in their opinion, 
results in non-compliance with the North Coast Regional Plan 2036 and  which in 
turn, in their opinion, renders it inconsistent with Section 117, Direction 1.2 Rural Zones 
as unjustifiable.  Noise and traffic have been assessed as acceptable.  Therefore, the 
conflict is limited to visual impact.  Based on that conclusion the determination 
concludes that it does not comply with the Marine Based Industry Policy which means 
in turn it does not comply with the North Coast Regional Policy 2036.  Visual impact 
can only be assessed at Development Application stage when the true nature and scale 
of the proposal is submitted. 

The determination to refuse the proposal should be reversed.  
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SEPP (Rural Lands) 2008  SEPP protects rural land.  

The subject land is mapped 
as regionally significant 
farmland in the Mid North 
Coast Farmland Mapping 
Project 2008 (MNCFMP).   

The MNCFMP does however 
allow the rezoning of 
regionally significant farmland 
where there is a need to zone 
land for marine based 
industries that depend on 
access to navigable 
waterways. 

The planning proposal 
identifies an inconsistency 
with the objectives of SEPP 
(Rural Lands) 2008.  The 
SEEP aims to protect the 
agricultural production 
value of rural land while the 
proposal seeks to use 
agricultural land for 
industrial purposes. The 
SEPP also recognises the 
need to balance the 
economic interests of the 
community by including 
Rural Planning Principles 
contained in clause 7 of the 
SEPP.  The subject land is 
mapped as regionally 
significant farmland in the 
MNCFMP.   

The MNCFMP does 
however allow the rezoning 
of regionally significant 
farmland where there is a 
need to zone land for 
marine based industries 
that depend on access to 
navigable waterways. 

SEPP 71 – Coastal 
Protection 

Re: clause 8(a).   It is considered that the other 
relevant matters listed in 
clause 8 have also been 
satisfactorily addressed in the 
planning proposal. 

Re: clause 8 
 
 
 
 
It is considered that the 
proposal is inconsistent 
with the clause 2(k) of the 
SEPP which seeks to 
ensure that the type, bulk, 
scale and size of the 

The proposal only 
addresses the aims of the 
policy and not other matters 
for consideration listed in 
clause 8.    
The concept design 
includes building with a 
height of 8m.  They are 
proposed to be built on 
flood mounds that may be 
between 1.05m and 2.5m 
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development is appropriate 
for the location, and 
protects and improves the 
natural scenic quality of the 
surrounding area.  The 
Planning Proposal identifies 
that ‘the proposed buildings 
will be out of scale with 
other structures in the 
locality, but a substantial 
portion of the site will not 
be developed which may 
allow visual screen through 
plantings.  This can be 
addressed at the DA stage’. 

high.  Therefore, structure 
on the site may vary in 
height from 9.05m to 
10.5m.  This is significantly 
higher than other buildings 
in the vicinity.   
While detailed design 
matters can generally be 
deferred to a DA stage, 
these structures are a 
necessity in this case to 
shield the surrounding 
environment from intrusive 
noise.  As they are a 
prerequisite for 
development of this site for 
these purposes their 
acceptability needs to be 
considered at an early 
stage.  The visual impacts 
of these structures may be 
partially diminished by 
setbacks and screening, 
however due to the flat 
rural landscape the view 
corridor is large, and 
impacts will occur. 
The impact of the 
structures is inconsistent 
with clause 8(d) of the 
matters form consideration 
which addresses the 
suitability of development 
given its type, location and 
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design and its relationship 
with the surrounding area.   
The Planning Proposal has 
not addressed this matter.  
It is considered the 
Planning Proposal is 
inconsistent with the 
provisions of SEPP 71 – 
Coastal Protection. 

Mid North Coast Regional 
Strategy (MNCRS) 

The subject land is not 
located within an agreed 
growth area identified in the 
MNCRS, nor does the 
Strategy specifically identify 
the land as future 
employment lands.  Despite 
this, the strategy states: “In 
the case of some marine-
based industries that depend 
upon access to navigable 
waterways, additional 
opportunities for industry 
establishment may be 
provided outside the growth 
areas.”   
 

The Department will work 
with other relevant State 
agencies on suitable 
locational criteria to assist in 
guiding any future 
development opportunities. 
A Draft Marine Based 
Industry Policy has been 
prepared. 

  

Draft Marine Based Industry 
Policy – Far North Coast and 
Mid North Coast NSW  

The draft sets locational 
criteria for consideration of 
where marine industry land 
uses could be considered 
outside of the growth areas.  
These criteria exclude marine 
based industry on certain 
land and identifies a variety of 

It is considered that the 
subject land is consistent with 
the criteria.  An issue of 
concern for the proposal is 
the potential for land use 
conflict with the neighbouring 
residential uses.  The size 
and orientation of the site 
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side criterial that must be met 
or can be sustainably 
managed, ameliorated or off-
set. 

offers some opportunities for 
land use conflicts to be 
minimised via design 
considerations and onsite 
buffering of the development.  
It is recommended that a 
noise and potential land use 
conflict study for the use of 
the site as a marine based 
industry precinct be prepared 
prior to exhibition to address 
this issue in greater detail. 
While the Policy identifies that 
marine based enterprises 
should be clustered where 
possible, the new “greenfield” 
location is considered 
appropriate due to the lack of 
existing alternatives in the 
location AND the ability for 
clustering of associated 
enterprises to occur on the 
site in the future.  

Marine-Based Industry 
Policy 

  The Marine-Based 
Industry Policy - Far North 
Coast & Mid North Coast 
NSW (the Policy) 
was developed to 
facilitate job creation and 
economic growth by 
providing opportunities 
for marine-based 
industries, while 
protecting sensitive 
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areas. The policy 
includes criteria to assist 
in identifying appropriate 
places on North Coast 
rivers and estuaries 
(outside of the identified 
urban growth areas) 
where marine industry 
precincts may occur. 
The implementation of 
the Policy seeks to 
ensure that 

• greater certainty is 
provided for 
investment in marine-
based industry within 
the region; 

• industry is 
appropriately located; 

• biodiversity, Aboriginal 

and non-Aboriginal 

cultural heritage, 

commercial fisheries and 

recreational fisheries are 

protected; and 

• hazards associated 
with flooding, bank 
erosion, climate change 
and acid sulfate soils 
are taken into account. 
The Policy identifies 
environmentally sensitive 
areas where such 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The subject site does not 
fall into any of the listed 
categories. 
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industries should not 
occur.  

 
The Policy identifies 
further criteria which if 
achieved means the 
proposal may be found 
to meet the intent and 
definition of the policy.  
 

 
Criteria 

1 The industry is 
dependent on access to a 
navigable waterway. 
 
2 The maximum draught 
of the vessel, or products 
proposed to be built 
allows it/them to pass 
safely through the 
waterway and the 
waterway's entrance to 
the sea. 

 
3 The size or bulk of the 

vessels or products 

proposed to be built 

requires transport by 

water 

 
Having satisfied the three 

criteria above, the 

 
 
 

 
 
 
 
 
 
 
 
 
Criteria Satisfied 
 
 
 
Criteria Satisfied 
 
 
 
 
 
 
 
 
Criteria Satisfied 
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proposed marine-based 

industry needs to be 

assessed against the 

following site criteria. The 

criteria can be taken as 

being met if the issue can 

be sustainably managed, 

ameliorated or off-set: 

 
 
Criteria 
4. Any new dredging 
required for site access 
would not adversely 
affect estuarine habitats, 
marine vegetation, 
fishery resources and 
water quality. 
 
5. The site is not located 
where its development 
would be likely to 
adversely affect water 
quality for other users or 
impact on water quality 
or tidal regimes for 
estuaries, wetlands, 
marine parks, aquatic 
reserves or other high 
conservation value 
habitats. 
 

 
 
 
 
 
 
 
 
 
 
 
No dredging is required as 
part of this proposal 
 
 
 
 
 
 
It is likely that this could be 
sustainably managed or 
ameliorated. 
 
 
 
 
 
 
 
 
 
 
It is unlikely the proposal 
will impact POAAs and it is 
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6. Development of the 
site would not have an 
adverse effect on oyster 
aquaculture 
development or Priority 
Oyster Aquaculture 
Areas (POAA) and/or  
commercial and 
recreational fishing 
activities. 
 
7. The site is not located 
in a high flood risk 
precinct or high flood 
area. 
 
 
 
8. Water-based access to 
the site would be 
practicable given river 
currents and tidal 
movements in the locality. 
9. The site does not contain 
high-risk acid sulfate 
soils which could be 
disturbed, exposed or 
drained. 
 
 
 
 
10. The main industrial 
complex (excluding the 

likely that this could be 
sustainably managed or 
ameliorated. 
 
 
 
 
 
 
The site is flood prone with 
a flood level of up to 2.63m 
AHO in a 100 year ARI 
event. Further discussion is 
included in the following  
Site Assessment section. 
 
It is likely that this could be 
sustainably managed or 
ameliorated. 
 
The site is mapped with 
class 2 and 
3 Acid Sulfate soils. It is 
possible that this could be 
sustainably managed or 
ameliorated, however, no 
specific information is 
provided. 
 
The concept plan shows 
the main 
buildings being set back 
from the riverbank, as per 
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slipway/s), could be set 
back to avoid bank erosion 
issues. 
 
 
 
 
11. Native vegetation 
(including riparian 
vegetation 
and other trees, shrubs, 
grasses, etc) would not be 
disturbed. 
 
12. The proposed 
development of the site 
would not 
conflict with neighbouring 
land uses (such as 
residential and 
recreational/tourism 
pursuits). 
 
13. Services and 
infrastructure could be 
practicably provided. 
 
 
The Marine-Based Industry 
Policy encouraged councils 
to strategically plan for 
opportunities for marine-
based industry. It states the 

this criteria, the boat ramp/ 
slip way is not  
considered as this is 
essential for a marina. 
 
The site is generally clear 
of native vegetation. It has 
been used as a cane farm 
for over 100 years. 
 
 
 
The proposed development 
will conflict with 
neighbouring land uses. 
This matter is discussed in 
detail the Site Assessment  
section. 
 
 
 
Services are available to 
the site. 
 
 
 
This is supported by the 
outcomes of the Clarence 
Valley Industrial Lands 
Policy. 
The subject site does not 
meet the two specific 
criteria of the Marine Based 
Industry Policy; it is 
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work should use the 
locational criteria and  
apply them strategically 
with a view to identifying 
sites or precincts which are 
most suited to marine-
based industry.  The Policy 
also states that if more than 
one enterprise is likely to 
be established, they should 
be clustered into a precinct 
rather than scattered along 
the waterway's edge. This 
encourages maximising 
efficiency of infrastructure 
and minimising 
environmental impacts.  
 

affected by acid sulfate 
soils, and if the proposal is 
approved, will lead to land 
use conflict. The policy also 
encourages 'clustering' of 
marine precincts rather 
than individual  
developments being 
scattered along the water's 
edge. 
 

North Coast Regional Plan 
2036 

  The North Coast Regional 
Plan aims to develop 
successful centres of 
employment. It 
promotes clusters of 
related activities led 
by local strategies. 
Clarence Valley 
Council has adopted 
the Clarence Valley 
Industrial Lands 
Strategy to lead 
employment centre 
development within its 
LGA. 

 

Since adoption of the 
Industrial Lands 
Strategy in 2007 the 
Harwood industrial 
area has been 
expanded from 
0.67ha to around 
18ha. This area is an 
obvious location for 
expansion of a cluster 
of marine precincts. 
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The Industrial Lands 
Strategy specifically 
realises the opportunities 
available should a 
marine cluster be 
facilitated in the Lower 
Clarence. It identifies one 
of the factors limiting the 
business opportunities of 
producers as the 
fragmentation of the 
industry resulting in 
inefficiencies and 
resource shortages. 

Local Strategic Planning   Clarence Valley Council 
has undertaken a number 
of strategies to reinforce 
its current marine based 
industries and promote 
the area for further 
development. These 
include: 
•    the Clarence Marine 
Precinct; 
•    the Clarence River 
Way Masterplan 2008; 
and 
•    the Clarence Valley 
Industrial Lands Strategy 
2007. 
 
The Clarence Marine 
Precinct 

These documents are 
very broad and do not 
provide site specific 
comments. The 
proposed 
marine based industry 
precinct is generally 
consistent with these 
broad strategies, 
except for the  
proximity to existing 
industries provision in 
the Industrial Lands 
Strategy. 
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This document (primarily 
an investment guidance 
tool) supports a 'clustered' 
marine precinct that  
extends from Yamba to 
Grafton and is generally 
inconsistent with the 
Marine- Based Industry 
Policy which seeks that 
establishments are 
clustered rather than 
scattered along the 
waterway's edge 
 
The Clarence River Way 
Masterplan 2008 
This document supports 
the promotion and 
development of port 
facilities as part of a 
regional harbour network 
and maintenance of the 
Port of Yamba as a deep-
water  anchorage and 
working port.  
The Masterplan also 
advocates the expansion 
of shipbuilding and repair 
facilities and the  
development of a marine 
based industry cluster. 
This masterplan is also a 
broad approach and does  

The Planning 
Proposal relies on this 
document as it 
acknowledges that 
multiple sites may be 
appropriate for marine 
industrial 
development and 
supports a dispersed 
cluster arrangement. 
 
 
 
 
 
 
The Planning 
Proposal relies on the   
broad nature of this 
document and 
discusses issues with  
co-locating at the 
Harwood marine 
industry precinct. 
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not specifically address 
the issue of the 
appropriate location for 
marine based industries. 
 
The Clarence Valley 
Industrial Lands 
Strategy 2007 
This document supports 
the expansion and 
clustering of marine 
businesses and notes the 
preferred area for marine 
industry development 
would be in the Lower 
Clarence close to existing 
industry, skilled labour 
force and with access to 
the Clarence River.  It 
identified the potential for 
a marine industry cluster 
which would involve a 
geographically 
concentrated marine 
industry precinct to 
facilitate greater 
interaction between 
businesses and facilitate 
import replacement and  
efficiency advantages.  It 
identifies the economic 
benefits of clustering 
development through the  

 
 
 
 
 
 
 
 
The Planning  
Proposal does not 
address consistency 
with this Strategy.   
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attraction of other marine 
businesses to the region 
as a result of the 
clustering.  

Section 117 Directions The proposal is considered to 
be consistent with all 
applicable S117 Directions 
except in relations to the 
following: 

 The proposal is considered 
to be consistent with all 
applicable s117 Directions 
except in relation to the 
following: 
 

 

1.2 Rural Zones States that a planning 
proposal shall not rezone 
land from a rural zone to a 
residential, business or 
industrial zone.  The planning 
proposal aims to rezone the 
subject land from RU1 
Primary Production to IN4 
Working Waterfront and W3 
Working Waterway.  A 
planning proposal may be 
inconsistent with the Direction 
if the inconsistency is justified 
by a strategy, a study, or is of 
minor significance.  The 
MNCRS identifies the need 
for marine based industry 
precincts in rural locations 
and provides for the 
development of criteria for 
their consideration. 

The proposal to rezone the 
subject land is considered to 
be consistent with the criteria 
contained in the Draft Marine 
Based Industry Policy.  It is 
therefore considered that the 
inconsistency with the 
Direction is justified. 

States that a planning 
proposal shall not rezone 
land from a rural zone to a 
residential, business or 
industrial zone.  The 
planning proposal aims to 
rezone the subject land 
from RU1 Primary 
Production to IN4 Working 
Waterfront and W3 Working 
Waterway.  A planning 
proposal may be 
inconsistent with the 
Direction if the 
inconsistency is justified by 
a strategy, a study, or is of 
minor significance.  The 
MNCRS identifies the need 
for marine based industry 
precincts in rural locations 
and provides for the 
development of criteria for 
their consideration. 

A planning proposal may 
be inconsistent with the 
Direction if the 
inconsistency is justified by 
a strategy, a study, or is of 
minor significance. The 
North Coast Regional Plan 
2036 identifies the potential 
need for marine based 
industry precincts to be 
located in rural locations 
and provides for the 
development of criteria for 
their consideration through 
the Marine-Based Industry 
Policy. The proposal to 
rezone the subject land is 
considered to be 
inconsistent with the criteria 
contained in the Marine 
Based Industry Policy. It is 
therefore considered that 
the inconsistency with the 
Direction is not justified. 
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3.4 Integrating Land Use and 
Transport 

States that a planning 
proposal must locate zones 
for urban purposes and 
include provisions that give 
effect to and are consistent 
with the aims, objectives and 
principles of: 

a) Improving Transport 
Choice – Guidelines 
for planning and 
development and 

b) The Right Place for 
Business and 
Services – Planning 
Policy 

A planning proposal may be 
inconsistent with the Direction 
if the inconsistency is justified 
by a strategy, a study, is in 
accordance with the relevant 
Regional Strategy or Sub-
Regional Strategy prepared 
by the Department which 
gives consideration to the 
objective of this direction, or 
is of minor significance.  

The planning proposal is 
considered to be consistent 
with the Mid North Coast 
Regional Strategy and the 
inconsistency is justified. 

States that a planning 
proposal must locate zones 
for urban purposes and 
include provisions that give 
effect to and are consistent 
with the aims, objectives 
and principles of: 
a) Improving 
Transport Choice – 
Guidelines for planning and 
development and 
b) The Right Place for 
Business and Services – 
Planning Policy  
A planning proposal may 
be inconsistent with the 
Direction if the 
inconsistency is of minor 
significance.  

As these policy documents 
primarily deal with retail 
development, and marine 
precincts are best located 
away from other 
development and on a river 
and as such will usually be 
reliant on private transport, 
it is considered that this 
inconsistency is of minor  
significance.  

4.1 Acid Sulfate Soils Provides that a draft plan 
shall not permit the 
intensification of land 
containing acid sulfate soils 
unless a study of the land 
assessing its suitability has 
been conducted.   

The planning proposals 
concept site layout indicates 
that the proposed industrial 
sheds and workshops will be 
located on mounds to ensure 
they are flood free.  At 
development application 

Provides that a draft plan 
shall not permit the 
intensification of land 
containing acid sulfate soils 
unless a study of the land 
assessing its suitability has 
been conducted.   

The planning proposal's 
concept site layout 
indicates that the proposed 
industrial sheds and 
workshops will be located 
on mounds to ensure they 
are flood free. It is unlikely 
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The land is mapped as 
containing class 2 and 3 acid 
sulfate soils.  The proposal 
may be inconsistent with the 
Direction if it is justified by a 
study or is on minor 
significance.   

stage, the active waterfront 
interface area (ie the we dock 
canal) will also need further 
detailed geotechnical 
assessment to confirm soil 
characteristics and identify 
appropriate treatments.  The 
inconsistency of the proposal 
with the Direction is 
considered to be of minor 
significance as management 
of acid sulfate soils can be 
adequately addressed and 
controlled through the 
development application 
process.  It is recommended 
however that the assessment 
of the impact of the wet dock 
to be prepared prior to 
exhibition also address the 
issue of acid sulfate soils. 

The land is mapped as 
containing class 2 and 3 
acid sulfate soils.  The 
proposal may be 
inconsistent with the 
Direction if it is justified by a 
study or is on minor 
significance.   

extensive excavation will be 
required for the majority of 
the construction work.  The 
active waterfront interface 
area (wet dock canal) will 
need further detailed 
geotechnical assessment to 
confirm soil characteristics 
and identify appropriate 
treatments. For this reason, 
a decision regarding the  
consistency of this 
Direction cannot be made. 
Further site specific 
investigations would be  
required to show the 
impacts could be managed 
prior to the consistency with 
this Direction being  
determined. 

4.3 Flood Prone Land Provides that a draft plan 
must not rezone land within a 
flood planning area to an 
industrial zone.  The draft 
plan proposes to rezone the 
land below the 1 in 100 year 
flood level.  The Direction 
states that the proposal may 
be inconsistent if the proposal 
is consistent with the 
floodplain management plan 
or if the inconsistencies are of 
minor significance.   

The planning proposal 
includes a flood risk 
assessment which concludes 
that the filling of the site to 
create building pads and 
raise internal road levels will 
enable development to occur 
without being restricted by 
flooding and also without 
having any notable hydraulic 
peak level impact (as a result 
of filling the site to the extent 
shown in the concept layout 

Provides that a draft plan 
must not rezone land within 
a flood planning area to an 
industrial zone.  The draft 
plan proposes to rezone 
the land below the 1 in 100 
year flood level.  The 
Direction states that the 
proposal may be 
inconsistent if the proposal 
is consistent with the 
floodplain management 
plan or if the 

The Planning Proposal 
states that in 2014 a 
'Palmers Island Marine 
Precinct Assessment' 
was undertaken addressing 
flooding on the subject 
property. However, this 
assessment is not  
included with the Proposal.  
The proponent states the 
assessment identified that: 
- the property is at risk of 
flooding from the Clarence 
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plan).  Councils engineers 
have also reviewed the flood 
risk assessment and 
concluded that it is 
acceptable.  The 
inconsistency of the proposal 
with the Direction is therefore 
considered to be justified. 

inconsistencies are of 
minor significance.   

River for the 100 year ARI 
event; 
- peak flood levels vary 
between 2.48m AHO in the 
east of the site to 2.63m 
AHO in the west; 
flood velocities are 
generally low across the 
site (less than 0.25m/s); 
and  
- proposed finished  
floor levels of 3.25m AHO 
are sufficient to be above 
the 1 in 100 year ARI 
event. 
Advice provided by the 
proponent's flood 
consultant shows the 
impact of the whole site 
being filled above the 1 in 
100 year AEP level 
increases inundation of a 
section of farmland  
immediately to the south by 
between 0.03m to 0.1Om.  
Filling of the entire 21.2ha 
site is not  
considered practical 
however, significant 
concern has been raised 
from neighbouring land 
owners and  
concerned residents about 
the increased level of 
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flooding as even minor 
flood increases in this  
flat landscape can lead to 
inundation where buildings 
have been designed to 
accommodate the  
existing flood levels. 
 
The proposal also states 
that a 2.9ha section of the 
site upon which the Marine 
Industry Precinct  
will be located will be filled 
and all buildings will have a 
minimum floor level of 3.25 
AHD.  With  
current land levels ranging 
from 0.75m AHD to 2.2m 
AHD the fill required may 
be between 2.5m and  
1.05m in height. 
 
A more detailed 
assessment of flooding and 
its potential impacts on all 
surrounding land uses 
would need to be 
undertaken before a 
determination of the 
consistency with this 
Direction could be made. 
 

Environmental social 
economic impacts 

The majority of the subject 
land is cleared rural land 

However, given that it will 
involve a significant 
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having been used for sugar 
cane production.  The 
planning proposal does not 
identify any remnant native 
vegetation on the subject site 
nor any potential critical 
habitats.  The proposal 
includes the construction of a 
wet dock facility.  This will 
essentially be a short canal 
incised into the riverbank to 
facilitate the transfer of 
vessels from the deep-water 
frontage to the workshops.  
Little detail is provided in the 
planning proposal as to what 
this wet dock area will entail. 
 
The development of the site 
will potentially have impacts 
on the surrounding properties 
in relation to noise, vibration, 
traffic and amenity.  The 
concept layout of the 
development in the planning 
proposal shows a buffer of 
approximately 30m along the 
northern boundary of the 
property.  This buffer includes 
an existing dwelling not 
associated with the proposed 
development.  From the plans 
provided, this dwelling will be 
a maximum of 25m from the 

excavation into the riverbank 
below existing ground and 
water levels it is considered 
prudent that further 
investigation into the potential 
impacts on fish habitat, 
marine vegetation and 
riverbank stability is provided 
prior to the proposal 
proceeding to exhibition. 
 
 
 
 
 
 
 
 
Due to the size and 
orientation of the site it is 
considered that buffering and 
mitigation measures are 
possible through the design 
process to address any 
issues.  It is recommended 
that a noise and potential 
land use conflict study for the 
proposal be prepared prior to 
exhibition to address this 
matter in greater detail.   
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The operation of the 
industry will generate 
numerous noise sources 
that will affect the 
surrounding land uses, 
particularly the residents on 
surrounding properties, the 
closest being 200m  
away but also potentially 
the two tourist parks, 1km 
and 2km removed, and the 
village of Palmers  
Island approximately 1.5km 
removed. The most 
intrusive source of noise 
accounted for is a proposed  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
While the proposal predicts 
an ability to achieve 
compliance with the noise 
policy, based on the 
sensitivity of the residential 
and tourism receptors and 
primarily the potential loss 
of patronage at the tourism 
parks, the ongoing cost of 
mitigation measures and 
compliance, and the 
broader impact from the 
traffic on the locality, it is 
considered that noise 
remains a significant issue 
with this proposal. 
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nearest proposed workshop.  
Other nearby receptors are 
located approx. 40m, 60m, 
160m, 230m, 360m and 
450m from the site.  It is 
expected that noise could 
have a significant impact on 
neighbouring properties 
unless mitigation methods are 
adopted.  It is also noted that 
Council has resolved not to 
rezone any of the site that is 
within 100m of an exiting 
dwelling not located on the 
site.     
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

marine travel lift that 
transports boats within the 
site to the launching and 
recovery basin/ wet  
dock. 
 
The Environmental Noise 
Assessment report by TTM 
dated 20 March 2017 
concludes that various  
attenuation measures are 
required to limit the noise 
generated at the 
development to the levels  
required within the NSW 
Industrial Noise Policy 
when assessed at the 
nearest residential 
receivers. 
 
To ameliorate these 
impacts the concept plan 
includes the use of acoustic 
walls up to 8m high along  
the length of the north wall 
of the building and along 
part of the southern wall as 
shown on the concept plan 
below. 
 
Some of the other 
attenuation measures 
required for the 
development to comply with 
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noise guidelines include 
limits on the hours of 
operation both for the 
development and particular 
machines, retrofitting of 
hospital grade mufflers, and 
onsite testing for noise 
levels when new machines 
are purchased. 
 
The Industrial Noise Policy 
includes the following 
statement:  
'Responsibility for applying 
this policy lies with the land 
use planner ... through 
taking account of likely 
impacts at an early stage in 
the planning process so 
that incompatible 
development are 
appropriately located; also 
in recognising the 
importance of maintaining 
separation distances 
between industry and 
residents. In locating 
potentially noisy  
developments, it is 
essential to recognise that 
mitigation of the effects of 
noisy activities once these 
are established will be 
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limited by cost and design 
factors.' 
Other relevant statements 
in the policy include: 
 
•  the criteria 'in the policy 
were designed to protect 
90% of the population from 
the adverse impacts of 
noise at least 90% of the 
time; 
•  if the criteria are achieved 
it is considered unlikely that 
most people would 
consider the resultant noise 
levels 'excessive'; and 
• the policy does not take 
into consideration the 
impacts of vehicles on the 
path of travel to the 
development. 
The acoustic report 
submitted describes the 
existing acoustic 
environment as typical of a 
rural area with noise 
sources being birds 
chirping, wind in vegetation, 
natural river sounds, 
commercial and 
recreational boats and local 
traffic noise.  
The surrounding locality 
includes tourism parks and 
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rural dwellings. Along with 
the primary impacts on 
surrounding residents, the 
development is likely to 
have an impact on the  
viability of impacted tourism 
parks. Tourism is the 
Clarence Valleys fourth 
biggest employer, 
generating $260 million in 
2015-16. While the 
anticipated noise may not 
be 'excessive' in terms of 
the Industrial Noise Policy 
Standards, it will be 
discernible from the 
otherwise natural 
surrounds, potentially 
discouraging tourists from 
returning to these parks or 
shortening length of stays.  
The proposed acoustic 
environment will be altered 
with the business operating 
up to 7 days, from 6am to 
6pm. The anticipated most 
intrusive noises are the 
operation of rattle guns, 
compressors, hoists, and 
the operation of the marine 
travel lift. The report 
predicts with mitigation 
measures, the impact on 
background noise may 
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meet the Industrial Noise 
Policy requirement. This 
requirement is for an 
increase of less than 5dBa 
within the loungeroom of 
the closest residential 
receptor. At 5dba most 
people can hear the noise. 
 
The mitigation measures 
proposed are both costly to 
construct and require 
ongoing resources for 
maintenance and 
monitoring of machinery 
noise attenuation. From a 
compliance point of view, 
this could create ongoing 
unresolvable disputes, as 
neighbours are affected by 
noise which they thought 
they should be protected 
from, and the business 
operators are faced with 
ongoing expenses 
associated with 
compliance. The ongoing 
compliance measures 
include frequent noise 
testing and retrofitting of all 
new machines with 
additional mufflers or other 
noise reducing technology. 
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The report was also unable 
to assess plant selections 
and suggests Council 
require that an acoustic 
consultant measure noise 
once selections are 
finalised and equipment 
installed to determine 
compliance. 
 
Visual Impacts  
To comply with noise 
criteria the design requires 
buildings with wall heights 
up to 8m. The northern wall 
of the building must be 
unbroken and over 300m 
long. When built on the 
proposed elevated flood 
mounds the buildings would 
vary in height from 9.05m 
to 10.5m above current 
ground levels.  
There are no buildings 
within 200m of the 
proposed development. 
The closest buildings 
comprise single storey 
dwellings constructed flat 
on the ground. There are 
five dwellings within 500m. 
Approximately 1.2km to the 
south is the village of 
Palmers Island. 

 
 
 
 
 
 
 
 
 
 
 
The visual impacts of these 
structures may be partially 
diminished by setbacks and 
screening, however, due to 
the flat rural landscape 
these impacts will effect the 
scenic amenity of the 
locality. 
It is considered that the 
visual impacts of this 
proposal will be significant. 
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Traffic 
The planning proposal is 
supported by a Traffic Impact 
Assessment of the proposed 
development.  This 
assessment concludes that 
the development’s impact on 
the external road network is 
minimal and the performance 
of the intersection of School 
Road and Yamba Road is 
operating at an acceptable 
level.  No ameliorative works 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Additional work into the 
impact of traffic from the 
development is therefore 
considered appropriate prior 
to the exhibition of the 
proposal to address these 
issues. 
 
 
 
 
 

The proposed building will 
be 4 or more metres higher 
than any building in the 
vicinity. The bulk, scale and 
size of development is not 
considered to be in keeping 
with or appropriate for this 
location.  
The Planning Proposal 
states that 'the potential to 
screen the Marine Park 
through the use of 
extensive plantings will be 
addressed in future 
Development Applications'. 
No visual assessment has 
been undertaken by the 
proponent or Council to 
determine the impacts on 
the surrounding area.  
 
Traffic 
A public school is located 
1.5km from the site at the 
intersection of School Road 
and Yamba Road. The 
additional traffic generated 
by the development will 
have an impact on the 
capacity of the intersection 
to deal with traffic 
movements in peak times. 
The Planning Proposal 
concludes that left and right 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The development proposed 
is estimated to generate 
445 daily vehicle trips. 
Council undertook 
monitoring during June 
2016 which indicated 
existing traffic of 566 daily 
vehicle trips on weekdays 
and 298 on weekends. On 
week days, the proposed 
development will almost 
double the existing traffic. 
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are recommended by the 
assessment.  However, 
Council in is assessment of 
the proposal identified the 
need for: 
1. The development site and 
the proposed entry/exit 
intersection with School Road 
will require engineering 
details, based on the design 
vehicles and traffic flows, for 
any future development 
application and construction 
certificate approval of the 
development. 
2. The source of any traffic 
movement data used and the 
date/time when any traffic 
surveys were completed for 
this report should be provided 
to confirm it suitability.  
Council has traffic count data 
available at this location. 
3. Comments and 
requirements from the Roads 
& Maritime Services are to be 
sought and provided as this is 
a Classified Road, managed 
by Council on behalf of the 
RMS. 
4. The applicant should 
provide more information on 
the type of ‘heavy vehicle’ (5 
x 2 = 10 trips per day) that is 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

turn lanes on Yamba Road 
are initially required and 
potentially an upgrade to a 
roundabout in the future as 
a result of ongoing growth 
of Yamba. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

When operating on 
weekends, it will more than 
triple it. This traffic will have 
a significant impact on the 
safety of the students 
attending the school and on 
the amenity of the land 
adjacent to the traffic 
routes. This cannot be 
mitigated. 
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envisaged for the 
development.  The study may 
not adequately investigate 
the traffic management, 
operational efficiency and 
safety of School Road and 
the Yamba Road – School 
Road intersection given: 

• A State Primary School is 
located at the intersection 
(in School Road); 

• A bus stop exists in 
Yamba Road (at the 
intersection) 

• Lot 1 DP652359 has an 
approved commercial use 
(not operating at present) 
with existing car-park 
entry/exit; 

• The proximity of the 
intersection of Yamba 
Road – Yamba Street 
intersection; and  

Available sight distance due 
to existing horizontal 
geometry and physical 
environmental contraints 
(buildings, canfields etc.) 
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Economic Benefit 
The planning proposal has 
given consideration to the 
economic benefits of the 
proposal. The proposal 
estimates that 100 jobs will 
be created in the long tenn 
which will have a positive 
multiplier effect on the local 
community. Council's local 
impact model suggests that 
the proposal, when fully 
developed, will potential 
represent a direct and indirect 
annual increase of the 
Clarence Valley's gross 
regional product of about $11 
million to $21 million p.a. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Economic Benefit 
The proposal will provide 
significant economic inputs 
during the construction and  
operational stages of the 
development. Yamba 
Welding and Engineering 
currently employs 20 
fabrication staff. It is not 
known how many 
administration or other 
ancillary staff are  
currently employed. The 
Planning Proposal indicates 
the development would 
likely be  
producing up to 25, 6m to 
35m vessels annually with 
a value of up to $26M per 
year.  
This is a significant 
increase in product value 
compared to the current 
operation that is  
stated as having an output 
value of $5M annually. The 
Planning Proposal indicates 
that  
once fully developed the 
development could employ 
122 people on site. This 
would result in a positive 
economic outcome. 
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River bank erosion  
The riverbank located 
within the property is 
currently protected by rock 
armouring  
constructed by Clarence 
Valley Council to provide 
low level erosion prevention 
on the site. The concept 
plan identifies a 20m wide 
basin that will be required 
to the cut into the rock  
armouring wall and the 
Planning Proposal 
discusses a 14m wide boat 
ramp. The boat ramp is not 
shown on the concept plan. 
The Planning Proposal 
states that 'the provision of  
sophisticated riverbank 
works to protect high-value 
assets within the Marine 
Park is critical' and that the 
owner will be responsible 
for the design, construction 
and maintenance of all 
bank protection structures 
which will eliminate the 
need for any Council 
responsibility,  
particularly in respect of 
maintenance. 
 
 

 
The development site is 
also within 900m of land 
identified by Council as 
being a Riverbank Erosion 
Area. If a gateway 
determination is issued an 
engineering assessment 
should be undertaken prior 
to the making of the plan to 
determine the bank stability 
at this site and  
any required mitigation 
measures. 
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Infrastructure  
It is expected the site can 
be adequately serviced. 
The Planning Proposal 
states that water, power 
and telecommunications 
are located immediately 
adjoining the property and 
will be extended/upgraded 
as required at the owner's 
expense.  
School Road is a local road 
and may require upgrading 
to cater for increased traffic  
movements. In addition, the 
intersection of School Road 
and Yamba Road will 
require  
significant upgrading. The 
Traffic and Transport 
Assessment that supports 
the Planning  
Proposal concludes that left 
and right turn lanes on 
Yamba Road are initially 
required and potentially an 
upgrade to a roundabout in 
the future as a result of 
ongoing growth of  
Yamba. 
Council's Development 
Engineer reviewed the 
information provided with 
the Planning  

 
This matter can be 
addressed should this 
proposal progress to 
development  
application stage. 
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Proposal and determined 
that the proposed 
intersection treatment 
would fail during the  
morning and afternoon 
peak once the site is fully 
developed and that a 
roundabout  
intersection treatment will 
function to an acceptable 
level of service. Council 
determined  
that a sensitivity analysis 
must be undertaken to 
determine when the 
intersection treatment 
would fail and determine 
when the roundabout would 
be required to be built. A 
roundabout at the 
intersection of School Road 
and Yamba Road would 
require land acquisition to  
occur. Below are extracts 
from the Planning Proposal 
showing the proposed 
intersection  
treatments. 
 
Community  
The Planning Proposal 
does not stipulate an 
exhibition period for 
community consultation.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Due the nature of the 
development and 
contentious history within 
the community a minimum 
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It is recommended that; 
1.  The planning proposal 
should proceed. 
2.  Prior to exhibition the 
planning proposal is to be 
amended as follows: 
a.  land within 100m of an 
existing dwelling not located 
on the site shall be removed 
form the proposed IN4 Zone; 
b.  a project timeline 
demonstrating that the 
proposal can be finalised 
within a 12 month period shall 
be included; and 
c.  inclusion of the proposed 
marine based industry clause 
from the Departments Draft 

 
 
 
 
The Planning Proposal 
identifies that consultation 
with the following agencies 
would be undertaken: 
•  Roads & Maritime 
Services; 
•  Fisheries; 
•  Office of Environment & 
Heritage; and 
• Office of Water. 

28-day exhibition period 
would be necessary if the 
proposal is supported. 
 
 
 
 
 
 
 
 
 
 
 
 
 
It is recommended that this 
Planning Proposal not be 
supported. Therefore, no 
timeframe for its completion 
is recommended.  
If this planning proposal 
was to be supported it is 
recommended a 12 month 
timeframe be required. No 
project timeframe was 
submitted with the 
proposal. 
 
Council has sought 
delegations to progress this 
Planning Proposal, 
however, it is 
recommended that this 
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Marine Based Industry Policy 
-Far North Coast and Mid 
North Coast NSW shall be 
included to ensure the site is 
utilised only by genuine 
marine based and associated 
industries. 
3.  That the following studies 
are completed and included 
with the material to be placed 
on exhibition with the 
planning proposal; 
a.  An assessment of the 
impact the 'wet dock' will 
have on the hydrology of the 
area, river bank stability, 
aquatic habitats and acid 
sulfate soils. 
b.  Additional traffic 
assessment that considered 
business as well as employee 
traffic generation including a 
more detailed assessment of 
likely intersection 
requirements at School Road 
and Yamba Road. 
c.  A noise and potential land 
use conflict study due to the 
location of nearby residential 
housing. 
The planning proposal is to 
be completed within 12 
months. 

Planning Proposal not be 
supported. Therefore, no 
delegations will need to be 
issued.  
If this proposal is supported 
it is recommended that 
delegations be issued to 
Clarence Valley Council as 
requested. 
 
CONCLUSION 
The Lower Clarence locality 
provides a suitable location 
for the expansion of marine 
based industries and that 
the proponent behind this 
proposal has established a 
strong business which can 
contribute to the ongoing 
growth of the local 
economy. The potential 
provision of 122 jobs would 
be beneficial to the regional 
economy.  
However, both the local 
and Regional strategic 
planning documents 
support the clustering of a 
marine precinct to 
encourage a skilled 
workforce, reduce 
infrastructure demands and 
prevent industries scattered 
along the water's edge. In 
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5.  That a community 
consultation period of 28 days 
is necessary. 
6.  That the RPA consult with 
the following State Agencies 
a.  Roads and Maritime 
Services in relation to road 
access and maritime issues 
b.  NSW Office of 
Environment and Heritage 
c.  Department of Primary 
Industries - Fisheries and 
Aquaculture 
d.  Department of Primary 
Industries – Agriculture 
7.  It is recommended that a 
delegate of the Director 
General agree that the 
inconsistencies of the 
proposal with S117 Directions 
1.2, 3.4, 4.1 and 4.3 are 
justified in accordance with 
the provisions of the 
Directions. 
The reasons for the 
recommendation are as 
follows; 
1.  The development of a 
marine industry precinct on 
the Clarence River is 
supported by local and 
regional strategies and offers 
significant economic and 

July 2015 additional land 
was zoned to provide for 
this expansion. 
Independent advice 
obtained indicates that 
there is no physical need 
for this development to be 
located away from the 
existing zoned land.  
In addition, the site itself is 
mapped as regionally 
significant farmland, and is 
located within an 
established rural zone, 
within proximity to nature 
based tourism operators. 
The supporting studies 
have not demonstrated that 
the impacts of this proposal 
can be successfully 
mitigated. 
Key issues arise from the 
assessment including 
potential ongoing impacts 
from noise and traffic. In 
addition, the visual impacts 
on the rural landscape are 
not adequately dealt with.  
Considering the above it is 
recommended this proposal 
not be supported and the 
proponent be encouraged 
to consider the existing 
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employment opportunities for 
the area. 
2.  The proposal is generally 
consistent with the broader 
strategic planning framework 
for the site subject to further 
investigation of specific site 
constraints and potential 
development impacts are 
necessary. 
 
 

 
 
 

 
 
 
 

zoned land for this 
business expansion. 
RECOMMENDATION 
It is recommended that the 
delegate of the Minister for 
Planning, determine that 
the planning proposal 
should not proceed 
because: 
1.  there is no 
demonstrated need for 
additional zoned land in this 
location; 
2.  it is inconsistent with: 
a.  the Clarence Valley 
Industrial Lands Policy, and 
as such the North Coast 
Regional Plan 2036; and 
b.  the Marine Based 
Industry Policy- Far North 
Coast and Mid North Coast 
NSW; 
3.  it is inconsistent with 
SEPP 71 - Coastal 
Protection, and section 117 
Direction 1.2 Rural Zones; 
and 
4.  the potential noise and 
visual impacts on the 
amenity of the surrounding 
locality are considered 
unacceptable. 
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ITEM 14.074/17 PLANNING PROPOSAL FOR PALMERS ISLAND PROPOSED MARINE INDUSTRIAL 
PARK  (REZ 2016/0001) 

    
Meeting Environment, Planning & Community Committee 11 July 2017 
Directorate Environment, Planning & Community 
Reviewed by Director - Environment, Planning & Community (Des Schroder) 
Attachment Yes  

 
SUMMARY 
 
Council resolved on 15 November 2016 to support a Planning Proposal for a 40% reduction of the original 
site for a proposed marine industrial precinct. The Planning Proposal is returned for further Council 
consideration of the amended Planning Proposal including updated Traffic and Noise Assessment reports 
which were forwarded to the Department of Planning with the request for a Gateway Determination in 
accordance with Council’s resolution.   
 
OFFICER RECOMMENDATION 
 
That Council:  
1. As the relevant planning authority, resubmit the revised Planning Proposal to the Gateway, over Lot 2 

DP598769, School Road, Palmers Island to amend Clarence Valley Local Environmental Plan 2011 to 
enable the rezoning of part of the land from RU1 to Part RU1, Primary Production, Part IN4 Working 
Waterfront and Part W3 Working Waterway as outlined in the Planning Proposal Report titled ‘Palmers 
Island Marine Industrial Park’  by Rob Donges dated 10/04/2017 (Attachment 1);  subject to: 
 
1.1 Further assessment prior to exhibition, of the potential impact and mitigation measures of the 

proposed acoustic walls: 

 on the rural landscape character by  provision for substantial landscaping which will require 
a setback from the southern boundary of the subject site,  

 on flood behaviour. 
 

1.2 Assessment of the matters previously resolved by Council to be supplied prior to exhibition, 
being: 

 additional clarification of intersection requirements,  

 impacts  on  the  riverbank  in  the  vicinity  of  the  site  due  to  the  proposed  dry  dock 
construction,  

 site contamination, and  

 Aboriginal cultural heritage. 
 
2. Advise the Department that it will accept plan making delegations that may be offered to Council. 
 
3. Require the applicant to provide additional information as required prior to carrying out community 

consultation regarding the Planning Proposal subject to the determination of the Gateway process. 
 
COMMITTEE RECOMMENDATION 
 
 Simmons/Ellem 
 
That the item be deferred to the Council meeting. 
 
Voting recorded as follows: 
For: Baker, Clancy, Ellem, Simmons, Williamson 
Against: Nil  
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Having declared an interest in this item, Cr Simmons (Mayor) left the Chamber at 5.09 pm and Cr Kingsley 
(Deputy Mayor) assumed the Chair.  Cr Simmons returned at 5.33 pm and assumed the Chair. 
 
MOTION 
 
 Williamson/Novak 
 
That the matter be deferred to the August 2017 Environment, Planning & Community Committee meeting. 
 
Voting recorded as follows: 
For: Williamson, Novak, Ellem, Clancy 
Against: Toms, Kingsley, Lysaught, Baker 
 
The Motion was put and declared LOST on the casting vote of the Chair.  The Foreshadowed Motion was 
then considered. 
 

COUNCIL RESOLUTION – 14.074/17 
 
 Lysaught/Toms 
 
That Council:  
1. As the relevant planning authority, resubmit the revised Planning Proposal to the Gateway, over Lot 

2 DP598769, School Road, Palmers Island to amend Clarence Valley Local Environmental Plan 2011 to 
enable the rezoning of part of the land from RU1 to Part RU1, Primary Production, Part IN4 Working 
Waterfront and Part W3 Working Waterway as outlined in the Planning Proposal Report titled 
‘Palmers Island Marine Industrial Park’  by Rob Donges dated 10/04/2017 (Attachment 1);  subject to: 
 
1.1 Further assessment prior to exhibition, of the potential impact and mitigation measures of the 

proposed acoustic walls: 

 on the rural landscape character by  provision for substantial landscaping which will 
require a setback from the southern boundary of the subject site,  

 on flood behaviour. 
 

1.2 Assessment of the matters previously resolved by Council to be supplied prior to exhibition, 
being: 

 additional clarification of intersection requirements,  

 impacts  on  the  riverbank  in  the  vicinity  of  the  site  due  to  the  proposed  dry  dock 
construction,  

 site contamination, and  

 Aboriginal cultural heritage. 
 
2. Advise the Department that it will accept plan making delegations that may be offered to Council. 
 
3. Require the applicant to provide additional information as required prior to carrying out community 

consultation regarding the Planning Proposal subject to the determination of the Gateway process. 
 
Voting recorded as follows: 
For: Lysaught, Toms, Kingsley, Baker 
Against: Novak, Ellem, Clancy, Williamson 

 
The Foreshadowed Motion was then put and declared CARRIED on the casting vote of the Chair.  The 
Motion became the Council Resolution. 
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LINKAGE TO OUR COMMUNITY PLAN 
 

Theme 5  Leadership 

Objective 5.1  We will have a strong, accountable and representative Government 

Strategy 5.1.4  Ensure transparent and accountable decision making for our community 

 
BACKGROUND 
 
The original Planning Proposal for this site was declined at the Gateway Determination by NSW Planning on 
18 November 2014 on the basis that “there was insufficient justification that Council’s proposal for a 100m 
setback from the existing dwellings would adequately address the acoustic and land use conflict impacts, 
and that the proposal lacked sufficient information on the suitability and viability of the proposed mitigation 
measures”.  
 
A revised Planning Proposal was submitted with Noise Assessment and Traffic Reports and considered by 
Council in November 2016. This application was recommended for refusal as it still had not been 
demonstrated that the proposal could adequately address the acoustic and land use conflicts with adjoining 
and nearby development (and occupants) due to future operation of the proposed Marine Industrial 
Precinct.    
 
Council, at its meeting of 15 November 2016 resolved to support a Planning Proposal for a reduced area of 
the original proposal and to refer it to the Planning Gateway. The Planning Proposal included a Marine  
Industrial  Park  with 10.56ha of the subject land proposed to be zoned IN4 Working Waterfront; 1.1ha to 
be zoned W3 Working Waterways and the residue 9.5ha to be retained as RU1 Primary Production zone. 
 
Council’s resolution on 15 November 2016 in relation to this matter was as follows.  
 
COUNCIL RESOLUTION – 14.108/16 Baker/Kingsley  
 
That  Council  refer  the  planning  proposal  REZ2016/0001  to  the  Gateway,  subject entirely  to  the  
proponent  amending  the  proposal  in  such  a  way  the  IN4  Working Waterway area is reduced by 40% 
percent of  the current  Plan area, and noting that each of the following is to be provided prior to public 
exhibition:  
a)  additional clarification of intersection requirements,  
b)   impacts  on  the  riverbank  in  the  vicinity  of  the  site  due  to  the  proposed  dry  dock construction,  
c)  site contamination and  
d)  Aboriginal cultural heritage. 
 
The proponent updated the attached Planning Proposal document dated 28.11.16 following the Council 
resolution of 15 November 2016 and it was forwarded to the Department of Planning with a request for a 
Gateway Determination.    
 
The Department of Planning on 19 December 2016 required updated Traffic Impact Assessment and Noise 
Impact Studies to specifically relate to the reduced size of the proposed rezoning area.  
   
The proponent supplied updated reports in April 2017 and an updated Planning Proposal report dated April 
2017. This was reviewed by Council’s technical officers and forwarded to the Department with another 
request for a Gateway Determination in accordance with Council’s resolution.  
 
The Department of Planning in a letter dated 5 July 2017 has now requested that another resolution of 
Council is sought to determine if Council still supports the proposal as the updated reports include 
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information which is different to the original proposal, notably the inclusion of proposed acoustic barrier 
walls of a minimum height of 8 metres in order to meet the noise attenuation requirements. 
   
The proposal is now returned to Council for further review and consideration.  
 
KEY ISSUES 
 
Noise and traffic impacts were raised in the previous Gateway Determination, as issues which need to be 
assessed at an early stage of determining the Gateway for this proposal.  
 
NOISE 
 
The updated Environmental Noise Assessment report by TTM dated 20 March 2017 concludes that noise 
generated at the development is predicted to comply with the criteria of the NSW Industrial Noise Policy 
when assessed at the nearest residential receivers. This was reviewed by Council’s Environmental Officer 
who concurred with the results based on the submitted information.  
 
Review of the Environmental Noise Assessment Report submitted to Council dated 20 March 2017 identifies 
that proposed development can adequately address noise generated from the proposal to comply with the 
NSW EPA Industrial Noise Policy 2000. 
 
Providing the attenuation measures can achieve the intrusiveness criteria of LAeq, 15 minute ≤ rating 
background level plus 5dB(A) then the rezoning proposal with respect to noise would be supported.  
 
Attenuation measures to meet this requirement, included the provision of acoustic walls of a minimum 
height of 8 metres along the length of the working area of the site to the north, and along part of the 
southern boundary with walls up to 3.8 metres high to the rest of this section as shown on the plan on page 
27 of the report. Extract below. In addition, proposed management measures for operation of machinery 
and hours of operation, building construction including location of openings and travel routes would be 
applied. 
 
The proposed acoustic walls will have potential visual impacts on the rural character of the landscape and 
amenity and outlook for dwellings in the vicinity. This is an issue which would be dealt with as part of a 
development application and would also have to be considered in terms of impact on flooding if the 
proposal was to proceed, however further details are requested prior to public exhibition, if a Gateway 
Determination is issued. 
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TRAFFIC 
 
With regard to traffic generation, the updated traffic report includes an amendment dated 5 April 2017.     
 
The following items are recommended by the TTM report: 
 
1. Provision of 127 car parking spaces; 
2. Provision of 3 service bays for commercial vehicles; 
3. Staged approach for intersection upgrade of School/Yamba Rd 

 Stage 1 – upgrade to priority intersection treatment (AUL and CHR). 

 Stage 2 – upgrade to a roundabout (30m diameter). 
 

Council’s Development Engineer has reviewed the proposal and recommended that there would need to be 
additional car parking to meet Council’s DCP requirements and that a sensitivity analysis must be 
undertaken to determine when the priority treatment would fail and determine roundabout treatment 
construction completion year. 
 
Car Parking 
 
Council’s Development Engineer has reviewed the revised parking assessment and has concluded that there 
is a potential parking deficit of 32 spaces as compared to DCP requirements.  This issue can be managed at 
development application stage based on detailed design and given that there is significant site area 
available. 
 
Traffic Impact Assessment of the Intersection of School Rd/Yamba Rd 
 
Table 3 of the updated TTM Report  
1. The proposed priority intersection treatment will function up to a level of service of E (worst case 

scenario - right turn lane movement) during the AM & PM peak within the design horizon (Base 2028). 
2. The proposed priority intersection treatment will fail during the AM & PM peak within the design 

horizon (Development 2028). 
3. The proposed roundabout intersection treatment will function to an acceptable level of service both 

Base & Development (2028). 
 
A sensitivity analysis must be undertaken to determine when the priority treatment would fail and 
determine roundabout treatment construction completion year. 
 
OTHER ISSUES 
 
The Planning Proposal also raises other planning issues which will need to be the subject of rigorous 
assessment.  These were discussed in detail in the previous Council report dated 15 November 2016.  
 
1. Strategic Planning in relation to the location of marine industry uses on the Clarence River. 
2. Compliance with legal planning policies, SEPPS S.117 Directions and justification for any areas of non 

compliance. 
3. Loss of RU1 Primary Production land, 21.22ha regionally significant farmland.  
4. Aboriginal Cultural Heritage Assessment:  likely requirements for a full cultural heritage assessment.   
5. Native Title Yaegl Peoples # 1:  Consultation/consent requirements over Clarence River waterway. 
6. Potential impacts on rural and residential property in the locality in terms of amenity, noise, and 

change to the existing rural character of the area. 
7. Noise and Vibration potential environmental issues.    
8. Access, Transport and Traffic- increased demand on local roads by traffic generated by the likely future 

development. 
9. Flooding - Impacts of proposal on properties and farmland up and down stream. 



ORDINARY COUNCIL MEETING  18 JULY 2017 

Page 106 of the Minutes of the Clarence Valley Council Ordinary Meeting held 18 July 2017 

10. Hydrology - location on an acknowledged eroding river bank site. 

11. Air, Soil and Water - potential environmental issues.  

12. Justification for rezoning.    
13. Consultation with Government Agencies 
 
COUNCIL IMPLICATIONS 
 
Budget/Financial 
The applicant has paid the required fee for the processing of this Planning Proposal and would be 
responsible for any additional studies required for the proposal and subsequent levels of processing. 
 
Asset Management 
The site currently has a rock armoured bank which was constructed by Council. Implications for this 
structure may need to be further investigated as it is located on private land. The impact of the 
development by creation of flood mounds and the creation of the wet dock, on local flooding may affect 
adjacent properties and hold implications for future maintenance in relation to similar protection works 
which would be required to be carried out at the owner’s responsibility.  
 
Policy or Regulation 
The Planning Proposal is assessed with due regard to the requirements of the Environmental Planning and 
Assessment Act 1979 including relevant State Environmental Planning Policies and Ministers 117 Directions 
made under the Act.  
 
Consultation 
Community consultation has not occurred yet as the proposal is subject to an approval from State 
Government for a Gateway Determination. If this is approved, the proposal would proceed to formal public 
exhibition in accordance with the Director’s requirements.   
 
Legal and Risk Management 
The Planning Proposal is being assessed with compliance with the Environmental Planning and Assessment 
Act 1979 and accompanying guidelines on the preparation of Planning Proposals and Preparation of Draft 
LEPs.      
 
 
 
 

Prepared by Deborah Wray, Senior Strategic Planner 

Attachment 1. Planning Proposal including updated Noise Assessment and Traffic Reports by TTM 
2. Advice from Department Planning and Environment, dated 5 July 2017 
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Document Control Sheet 
 

Document Title: Palmers Island Marine Industrial Park Proposal 
Author: Rob Donges, BA, MTCP 
Date of Issue: April 2017 

  
Document Distribution 
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Distribution – Number of Copies 

Client Council Other 
26/4/16 Draft 1   
11/5/16 Final 1 1  
26/6/16 Revised 1 1  
28/11/16 Revised 1 1  
23/3/17 Revised 1 1  

 
Note: 
Clarence Valley Council at its meeting on 15 November 2016 considered a report on this proposal 
and resolved: 

“That Council refer the planning proposal REZ2016/0001 to the Gateway, subject entirely to the 
proponent amending the proposal in such a way the IN4 Working Waterway area is reduced by 40% 
percent of the current Plan area, and noting that each of the following is to be provided prior to  
public exhibition: 
a) additional clarification of intersection requirements, 
b) impacts on the riverbank in the vicinity of the site due to the proposed dry dock construction, 
c) site contamination and 
d) Aboriginal cultural heritage.” 

 
As directed by Council, this Proposal has now been amended to reflect the 40% reduction in the area 
to be rezoned to IN4 Working Waterfront. This represents a reduction from 17.6 hectares to 10.6 
hectares. 

 
The proposed rezoning plan has been amended to reflect the reduction. The Concept Plan has been 
amended in consultation with the Acoustic Engineers to reflect the reduction and to improve  
acoustic protection. A revised Acoustic Report reflecting those changes is included. An additional 
Traffic Report has been prepared to address issues raised by council staff and is included along with 
the previous report dated 28 September 2016. 

 
 

Disclaimer:  While every reasonable effort has been made to ensure that this document is correct at the time 
of printing, Rob Donges disclaims any and all liability to any person in respect of anything or the consequences 
of anything done or omitted to be done in reliance upon the whole or any part of this document. 
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1. Background 

 
1.1 Introduction 

 
In May 2014 Hopkins Consultants submitted a Rezoning Planning Proposal for a Marine 
Industrial Precinct on Lot 2 DP 598769 School Road, Palmers Island on behalf of Yamba 
Welding & Engineering. 

 
The Proposal was considered by Council at its meeting on 15 July 2014, where it was 
resolved to initiate the “Gateway” process, subject to the Proposal being amended to 
delete land to be rezoned IN4 within 100 metres of any existing dwelling not located on 
the subject land, and the provision of additional assessment prior to exhibition in  
respect of: 

 
a. Impact on local hydrology, bank stability and aquatic habitat associated with the 

proposed open canal, and 
 

b. Additional traffic assessment that considers business as well as employee traffic 
generated by the proposal including more detailed assessment of likely intersection 
requirements at the corner of Yamba Road and School Lane. 

 
In accordance with the resolution, the Proposal was forwarded to NSW Department of 
Planning & Environment seeking a Gateway determination. On 18 November 2014, the 
Department advised Clarence Valley Council, inter alia: 

 
“While acknowledging that the proposal has some merit, it is not 
supported at this time. This is due to insufficient justification that 
Council’s proposal for a 100m setback from the existing dwellings will 
adequately address the potential acoustic and land use conflict impacts 
on those properties. There is also insufficient information on the 
suitability and viability of the proposed mitigation measures. 

 
Should Council wish to pursue the rezoning of the land, a thorough 
investigation of the potential acoustic and land use conflict impacts of 
the proposed development on nearby residential properties will be 
required. This will ensure that any future planning proposal on this site 
adequately manages the impact on nearby dwellings.” 

 
This current Planning Proposal has been prepared in response to both Council’s and the 
Department’s advice. It does not reference the previous Proposal and stands 
independent of that Proposal. 
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1.2 Summary 
 

The Planning Proposal seeks to amend Clarence Valley Local Environmental Plan 2011 to 
rezone part of Lot 2 DP 598769 School Road, Palmers Island from RU1 Primary 
Production to Part IN4 Working Waterfront/Part W3 Working Waterway to permit the 
development of a Marine Industrial Precinct (Boatbuilding & Associated Services), to be 
known as the Palmers Island Marine Industrial Park. 

 
The Proposal will result in the following zoning outcome on the site: 
IN4 Working Waterfront: 10.6 ha 
W3 Working Waterway: 1.1 ha 
Retained RU1 Primary Production: 9.5 ha 
Total Site Area 21.2 ha 

1.3 Property Description 
 

The subject property is defined as Lot 2 DP 598769 School Road, Palmers Island. 

1.4 Site & Locality 
 

The property is located on the south bank of the Clarence River, approximately 6km east 
of the Pacific Highway at Harwood Bridge and 7km west of the township of Yamba. It  
has frontage to School Road which in turn connects to Yamba Road and thus Yamba and 
the Highway.  It is owned by Yamba Welding & Engineering Pty Ltd (YWE). 

 

Figure 1:  Project Location 

Project Location 
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Figure 2:  Location on Palmers Island 

Subject Land 
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The property is largely surrounded by agricultural land under sugar cane cultivation, 
though additional uses in the locality include: 
• A 5 lot rural horticultural precinct immediately to the north fronting the Clarence 

River 
• A rural produce store and sheds array immediately opposite in McConnells Lane 
• 2 tourist parks (2kms north-east and 1.5kms south of the subject property 

respectively) 
• 2 aquaculture industries 
• Palmers Island Public School (Primary) at School Road/Yamba Road intersection 

 
There are 7 dwellings fronting School Road between Yamba Road and the subject 
property. 

 
The property has an area of 21.2 ha, including a 1.1 ha portion of the Clarence River 
which has encroached onto the property as a result of long term erosion of the 
riverbank. The property is generally flat as detailed by the survey plan contained within 
Appendix B. 

 
The property has previously been under cane cultivation though not for at least the last  
6 years.  It contains no natural vegetation of any note or scale. 

 
The property has a frontage of approximately 260 metres to the Clarence River, with a 
depth of approximately 6 metres plus tide. The existing bank is within the defined 
boundaries of the property and has been rock armoured by Clarence Valley Council to 
provide low level protection against wave action. 

 

1.5 Development Context & Concept 
 

Yamba Welding & Engineering (YWE) is a local boat building company started in 1974 
and operating out of the Yamba Industrial Estate since 1980. It exclusively constructs 
aluminium vessels as distinct from those of steel construction. In 2005/06 it undertook 
major extensions to its previous premises in response to major and sustained demand 
which still continues. 

 
The current premises with a floor area of 1,250m2 including offices, are severely 
constraining  additional  growth  potential.  Construction  is  limited  to  vessels   up  to  
20 metres in length and the total number of vessels under construction at any one time  
is restricted. YWE receives constant enquiries for boats larger than 20 metres (or 
foregoes the opportunity to tender for such vessels) and for more vessels than the 
current space can accommodate. 

 
The current location in a land-based industrial estate is not ideal, particularly in respect 
of larger vessels which ultimately exit Yamba by sea and so must be transported by road 
through town to the local marina. 
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The broad development concept (see Appendix A) has been prepared to assist with 
modelling acoustic and other potential impacts. It is only a broad representation of the 
possible future layout, though the site location towards the southern boundary is fixed.  
It consists of 5 precincts, being: 

i. Commercial Office Space (360m2) site area including: 
• Administrative Office 
• Naval Architect Office 
• ‘Smoko’ shop for site workforce 
• 12 parking spaces 

 
ii. Light Industry Workshops (1,600m2), site area including: 

• Shipwright 
• Electronics 
• Electrician 
• Fibreglass fabrication 
• 16 carparking spaces 

 
iii. Heavy Industry Precinct, including: 

• YWE Aluminium Fabrication Shed (5,000m2) 
• Paint shed (1,000m2) 
• Painting Preparation Shed (1,000m2) 
• National/International Refit Bays (2,400m2) 
• Boat Storage Shed 
• 94 carparking spaces 
• Waste Collection Area 

 
iv. Waterfront Activities, including: 

• Reinforced concrete launching/recovery basin equipped with 75t  and 
300t straddle lifts 

• Hard stand and wash down area 
• Mooring facility, wholly located within property 

 
v. Future TAFE Marine Trades site and 5 carparking spaces (2,000m2) site area 

 
A buffer zone of at least 100 metres is generally provided around Lot 1 DP 598769 
and the 9.5 hectares contained within this buffer will retain the current RU1 Primary 
Production zoning. 

 
The only encroachment into the 100m buffer is a small section of the future 
hardstand area adjacent to the riverfront. Hardstand areas are utilised for vessel 
storage and are a passive use that needs to be located adjacent to the 
launching/recovery basin and accessible by straddle lifts. Sufficient hardstand is 
provided in the initial development and this future area is provided as a precaution. 
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The remainder of the property, 10.6 hectares, is proposed to be rezoned IN4  
Working Waterfront and the terrestrial component of the development will be 
wholly contained within this area. 

 
This development footprint will be filled to appropriate levels, with all buildings 
having a minimum floor height above the 1 in 100 year flood level. 

 
The water-based component will be used for mooring facilities. 

 
The Marine Industrial Park will contain no facilities or businesses catering for the 
public and public access will be limited to clients and associated visitors with 2 visitor 
car spaces provided. 

 
The future TAFE site will be offered to the State Government at no cost and whether 
the offer is taken up is a matter for those authorities. 

 
An on-site wastewater management system will be established on the undeveloped 
land east of the Marine Park. 

 
Access is via a 10m wide road along the northern boundary of the Marine Park 
development to the Administration Office. Access into the Marine Park operations 
area is via security gates located at the eastern end of the Park. 

 
YWE Pty Ltd estimates a long term total workforce of 122 for its boatbuilding, 
refit/maintenance and associated activities. 
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Planning Proposal 

 
Part 1:  Objectives & Intended Outcomes 

 
The objective of this Planning Proposal is  to amend Clarence Valley Local Environmental  
Plan 2011 in respect of Lot 2 DP 598769 School Road, Palmers Island to enable the 
development of a Marine Industrial Park. 

 

Part 2:  Explanation of Provisions 
 

The proposed outcome will be achieved by: 
• Rezoning 10.6 hectares of the land component of the subject property to IN4 

Working Waterfront. 
• Rezoning the 1.1 hectare water component of the subject property to W3 Working 

Waterways. 
 

The 9.5 hectare balance of the subject property will be retained as RU1 Primary Production. 
 

There is no proposal to amend the existing building height and Lot size provisions affecting 
the subject property. 

 
The proposed zones would permit the development of a Marine Industrial Park. 

 

Part 3:  Justification 
 

Section A:  Need for the Planning Proposal 

 
1. Is the Planning Proposal a result of a strategic study or report? 

 
Both Clarence Valley Council and NSW Planning and Environment have produced 
strategic studies which encourage and support the establishment of marine industries  
on the Clarence River. 

 
The Marine-Based Industry Policy – Far North Coast and Mid North Coast NSW [NSW 
Planning & Environment August 2015] 

 
The Policy identifies the Clarence River as one of five Navigable Waterways within the 
region with established marine industries and/or suitable for the establishment or 
expansion of such industries. 

 
Appendix A of the Policy lists the “Characteristics, Industries and Special Attributes’ all 
affected waterways, including the Clarence River: 
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Waterway Waterway Characteristics Existing 
Waterfront 

Activity 

Special Attributes 
Bar / River 

Type 

Navigability Physical 
constraints 

Clarence 
River 

• River 

• Open 
entrance 
with twin 
training 
break 
waters 

• More Navigable 

• Very strong tidal 
currents (1.8 – 2 
m/sec peak at ebb 
tide) 

• Rock reef inside 
the river entrance 
affects depth of 
draught 

• River navigable to 
Grafton  however 
a rock reef is 
evident upstream 
of Maclean. 

• Low level bridges 
on tributaries 

• Overhead 
and 
underwater 
services 

• Ferry services at 
Ulmarra, 
Lawrence 

• Yamba boat 
building in the 
industrial estate 
and some activities 
at the Yamba 
Marina 

• Boatbuilding 
at Harwood 
slipway 

• Goodwood Island 
Wharf used by 
ships to service 
the Pacific Islands 
and Norfolk Island 

• Wharves at 
Maclean, 
Harwood, Illarwil, 
Ulmarra, Grafton 

• Slipways at 
Yamba, Harwood 
and Iluka. 

• Adjacent Reserves: Bundjalung NP, 
Clarence Estuary NR, Yuraygir NP, 
Munro Island NR, Susan  Island NR 

• Numerous   SEPP14 wetlands 

• Major importance for migratory and 
threatened shorebirds 

• Numerous 1Aboriginal Heritage 
Information Management System 
(AHIMS) records 

• Approx. 13 ha of 2Priority Oyster 
Aquaculture Area (POAA) in Yamba 
Bay 

• 3Estuary  General Fishery 

• 4Recreational  Fishing Haven 

• 5Estuary Prawn Trawl Fishery 

• #^Saltmarsh =  2.901 km2 

• #^Mangroves = 7.653 km2 

• #^Seagrass =   0.826 km2 

 

 

Palmers Island Marine Industrial Park 2017 
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YWE is the “Yamba boat building in the industrial estate” reference above. The 
constraints listed under ‘Navigability’ and ‘Physical Constraints’ do not affect the subject 
property and its access to the ocean, with the exception of tidal currents which are 
manageable by all competent river users and the rock reef at the river entrance which 
still allows sufficient draught and manoeuvrability for the size of vessels which will utilise 
the proposed Marine Industrial Park. 

 
The ‘Special Attributes’ are in fact constraints on potential marine industry sites along 
the river, none of which affect the subject property. 

 
The Policy contains criteria for determining where marine-based industry should and 
should not occur. These criteria are assessed in some detail in Appendix C. In summary, 
the subject property avoids all the restrictive criteria of Section 2.2 of the Policy and 
either does, or can through appropriate design, meet all the criteria of Section 2.3. 

 
Of particular relevance is Section 3.2 of the Policy which includes the following: 

 
“Ideally if more than one enterprise is likely to be established, they should be clustered 
into a precinct rather than scattered along the waterway’s edge, with a view to 
maximising efficiency of infrastructure and minimising environmental impacts.” 

 
This issue is discussed below. 

 
Clarence Marine Precinct (Clarence Valley Council 2010) 

 
The Clarence Marine Precinct states: 

 
“The Clarence Marine Precinct presents a market first in that it is not limited to a single 
geographical site, rather, the precinct is the Clarence River itself.” 

 
and 

 
“Recognising this large section of the river as a precinct area provides scope for a wide 
range of industries to be considered as partners and participants in new development 
and offers a choice of site for potential investment and future growth collaborations.” 

 
The development of the proposed Marine Industrial Park would be the second major 
marine industrial site on the Clarence River (the other being the Harwood Slipway). The 
Clarence River Precinct acknowledges that multiple sites may be appropriate for marine 
industrial development and so supports the dispersed cluster arrangement that would 
result. 
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The Clarence Marine Precinct also states: 
 

“The Clarence Marine Precinct already supports the largest concentration of commercial 
fishing vessels in New South Wales and is renowned for its innovative and award winning 
boat building industry; however the precinct also boasts a wider range of established 
marine services encompassing the following sections: 
1. Boat design 
2. Boat refit, repair and maintenance 
3. Commercial fishing support activities 
4. Recreational fishing and boating 
5. Marine tourism and water sports 
6. Aquaculture 
7. Marine services and vessel storage as well as 
8. Commercial wharf activities via the Port of Yamba, a recognised port of entry to 

Australia complete with the provision of federal customs service.” 
 

The ‘innovative and award winning boat building industry’ refers in a large  part  to 
Yamba Welding and Engineering’s boat building on its current constrained site. The 
development of the proposed Marine Industrial Park will enable the company to expand 
its innovative and award winning activities to encompass the construction of larger 
vessels and to enter into internationally competitive refit, repair and maintenance 
market, exclusively for aluminium vessels. 

 
The Park will also include industries that support a marine precinct, such as metal 
fabrication, electrical services and marine fit-out, as envisaged by the Clarence Marine 
Precinct. 

 
Clarence River Way Master Plan (Clarence Valley Council February 2009) 

 
The Master Plan also expresses strategic intent to: 

 
“Expand regional shipbuilding and repair facilities at Yamba by facilitating investment 
and promoting the development of a marine industry based cluster.” 

 
The proposed Marine Industrial Park core business will be the fabrication of aluminium 
vessels by YWE. Refit/maintenance services and a range of ancillary industries serving 
the aluminium vessel market will create the cluster envisaged by the CRWMP. 

 
The established boat building and associated marine-based activities at Harwood 
Slipway, upstream of the subject property, represents an existing precinct. 

 
In assessing whether co-location, as envisaged by the Marine-Based Industry Policy, is 
the ideal outcome in this instance, it is important to note the YWE operations are 
exclusively aluminium-based. All boats fabricated and maintained within the Marine 
Industrial Park will be aluminium. 
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The operations at Harwood are predominately steel-based. Steel particles produced by 
activities such as grinding and cutting are a contaminant to aluminium if they enter  
welds and joins. YWE has independent Quality Assurance Certification issued by the 
international Bureau Veritas organisation and part of the certification process requires 
YWE to ensure that the fabrication process is carried out in a contaminant-free 
environment. While the risk of contamination if both operations shared the same site 
may be slight, the continuance of this Quality Assurance Certification is critical for the 
company when tendering for many boat building contracts, particularly for government 
departments and authorities. Operating from an independent site where YWE can 
control all activities and maintain a strict ‘aluminium only’ regime will remove all risk. 
Technical advice on this issue is attached at Appendix K. 

 
The operations at Harwood Slipway and those at the proposed Marine Industrial Park  
are both established businesses which are seeking to expand. Although they utilise  
some common ancillary services both have the ability to expand independent of each 
other. For YWE this involves the development of the subject property as a freestanding 
marine industrial precinct. 

 
The dispersed cluster model and its inherent benefits as outlined in the Clarence Marine 
Precinct is the preferred model and is not contrary to the state government Policy in 
circumstances like these where the ‘ideal’ arrangement is not practical. 

 

2. Is the Planning Proposal the best means of achieving the objectives or intended 
outcomes? 

 
Yes – the proposal cannot proceed unless that portion of the subject property proposed 
to be developed for the Marine Industrial Park is rezoned from RU1 – Primary  
Production to the IN4 – Working Waterfront and W3 Working Waterways. The balance 
of the property will be retained as RU1 Primary Production. 

 

Section B:  Relationship to Strategic Planning Framework 

 
Is the Planning Proposal consistent with the objectives and actions contained within the 
applicable regional or sub-regional strategy? 

 
Mid North Coast Regional Strategy (NSW Department of Planning, March 2009) 

 
When this proposal was initially submitted to Council and then forwarded to the 
Gateway, the  Clarence  Valley  was  subject  to  the  provisions  of  the  Mid  North  
Coast Regional Strategy [NSW Department of Planning 2009]. Section 6 – Economic 
Development and Employment Growth, acknowledge that: 

 
“The Region is historically recognised for its boat building industry and provides 
sheltered, waterside locations for this industry to grow and provide more employment.” 
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It further states: “In the case of some marine-based industries that depend upon access 
to navigable waterways, additional opportunities for industry establishment may be 
provided outside the growth areas. The Department of Planning will work with the 
Department of Environment and Climate Change and other relevant State Government 
agencies on suitable locational criteria to assist in guiding any future development 
opportunities.” 

 
The subject property has been chosen by the applicant for the very reason identified 
above, that is, the future expansion of YWE is dependent on direct access to a navigable 
waterway with good access to open waters. 

 
The ‘suitable locational criteria’ referred to above are contained in the Marine-Based 
Industry Policy – Far North Coast and Mid North Coast NSW [NSW Planning & 
Environment 2015] Section 2.2 lists criteria for where marine-based industry should not 
occur, which can be characterised as areas of high environmental sensitivity. Section 2.3 
lists criteria for where it can occur. The proposed site satisfies with both sets of criteria. 
See Appendix C. In March 2017 the North Coast Regional Plan 2036 was adopted and so 
now is the relevant document. 

 
North Coast Regional Plan 2036 (NSW Planning & Environment, March 2017) 

 
The North Coast Regional Plan 2036 is the NSW Governments' strategy for guiding land 
use planning decisions for the North Coast Region. 

 
A consistency check list against the Plans goals and actions is contained in Appendix M. 
It is considered that the inconsistencies with Actions 1.1, 1.4, 6.1 and 11.1 are justified. 

 
NSW 2021 (NSW State Plan) 

 
The proposal is consistent with the goal of driving economic growth in regional NSW. 
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Is the Planning Proposal consistent with the local Council’s Community Strategic Plan, or 
other local strategic plans? 

 
The relevant Clarence Valley Council local strategies are: 
• Our Community Plan 2015-2024 (CVC, June 2014) 
• Clarence Valley Economic Development Strategic Plan (CVC, June 2006) 
• Clarence Valley Industrial Lands Strategy (CVC, October 2007) 
• Clarence Marine Precinct (CVC, 2010) 
• Clarence River Way Master Plan (CVC, February 2009) 

 
Our Community Plan 2015-2024 includes a range of objectives, strategies and actions to 
address the five themes around which the Plan is constructed – Society, Infrastructure, 
Economy, Environment and Leadership. 

 
Under Economy, the Plan details Council’s role in fostering economic development and 
diversity. The proposed marine industrial precinct meets this objective by providing land 
use planning that facilitates employment creation (3.2.1) and supports and encourages 
existing business and industry to develop and grow (3.2.2). 

 
Under Environment, the Plan details Council’s role in maintaining waterways, 
catchments and flood plains (4.2.1) and conserving natural flora and fauna and their 
habitats (4.2.3). The Marine Industrial Park will be developed and operated in a manner 
that achieves these objectives. 

 
The Proposal will meet both the Economy and Environment objectives. 

 
The Clarence Valley Economic Development Strategic Plan includes the goal  of 
facilitating the retention and development of existing, and attraction and support of  
new businesses and industry in the Clarence Valley. 

 
The proposal meets the dual objectives of retaining and developing existing businesses 
(YWE) and attracting new businesses. 

 
The final two strategic documents listed are addressed in Question 1 above. 

 

Is the Planning Proposal consistent with applicable State Environmental Planning Policies? 
 

Yes. The proposal is consistent with or justifiable as inconsistent with the relevant State 
Environmental Planning Policies – see Appendix D. 
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Is the Planning Proposal consistent with applicable Ministerial Directions  (S117 
directions)? 

 
Yes. The proposal is consistent with or justifiable as inconsistent with the relevant S117 
Directions – see Appendix E. 

 
 

Section C:  Environmental, Social & Economic Impacts 

 
Is there any likelihood that critical habitat or threatened species, populations or  

ecological communities or their habitats, will be adversely affected as a result of the 
proposal? 

 
Terrestrial Component 

 
The subject property is a former cane farm and critical habitat or threatened species, 
populations or ecological communities or their habitats are unlikely to be present. 

 
Aquatic Component 

 
The Clarence River is a fisheries habitat and an assessment of that habitat within the 
aquatic component which will be affected by the proposal will be required at a later 
stage. 

 

Are there any other likely environmental effects as a result of the Planning Proposal? 
 

Flooding 
 

The subject property has existing levels ranging from 2.2m AHD at the western (river) 
end to 0.75m AHD at the eastern (School Road) end.  See level survey at Appendix B. 

 
In 2014, BMT WBM produced the Palmers Island Marine Precinct Assessment addressing 
flooding on the subject property. 

 
The report stated that the property is at risk of flooding from the Clarence River for the 
100 year ARI event with the peak flood levels varying between 2.48m AHD in the east of 
the site to 2.63m AHD in the west. Flood velocities are generally low across the site (less 
than 0.25m/s). It concludes that proposed finished floor levels of 3.25m AHD are 
sufficient to be above the 1 in 100 year ARI event. 

 
BMT WBM have subsequently provided advice dated 30 March 2016. This includes 
modelling undertaken for, but not included in, the 2014 report showing the impact of 
whole site being filled above the 1 in100 year AEP level (for both existing and future 
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climates). The impact of this worst case scenario is increased inundation of a section of 
farmland immediately to the south between 0.03m to 0.10m. 

 
The correspondence further states: 

 
“It is considered that a reduction in the fill extents and heights would result in lesser 
impacts than that shown in this worse case.” 

 
It recommends that a more detailed assessment of flood impacts be undertaken later in 
the current process which will be done. 

 
A copy of the correspondence is at Appendix F. 

 
Bushfire Hazard 

 
The NSW RFS Bushfire Prone Land Map for Palmers Island shows no hazard areas on or 
within the vicinity of the property. 

 
Water Quality 

 
Aside from acid sulfate soil management, wastewater management will also be 
addressed in a Management Plan accompanying the Development  Application.  A site 
has been identified on the concept plan for a wastewater treatment plant and disposal 
area. 

 
Riverbank Stability 

 
The 260 metres of riverbank located within the property is currently protected by rock 
armouring constructed by Clarence Valley Council. This provides low-level protection 
against wave action and extends for several kilometres either side of the property. 

 
The development will require the excavation of a 20 metre wide basin and a 14 metre 
wide boat ramp, both of which will disrupt the existing armouring. The provision of 
sophisticated riverbank works to protect high-value assets within the Marine Park is 
critical. The design of these protection works will ensure that the new works integrate 
with existing armouring on adjacent properties to guarantee there is no weakening of 
the current level of protection or increased maintenance costs. The impact of these 
works on local hydrology and bank stability will be the subject of a report at a later stage 
and detailed design to accompany a future Development Application. 

 
It is anticipated that the owner will be responsible for the design, construction and 
maintenance of all bank protection structures which will eliminate the need for any 
council responsibility, particularly in respect of maintenance. 
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Acid Sulfate Soils 
 

The property is subject to Acid Sulfate soils, predominately Class 3 with a small section  
of Class 2 at the eastern end. That portion of the property to be developed for the 
Marine Industrial Park will be filled to appropriate levels and disturbances resulting from 
the construction of buildings and infrastructure will most likely occur within that fill. 

 
The exception is the construction of the launching/recovery basin and boat ramp both of 
which will require excavation. A future Development Application will need to be 
accompanied by an acid sulfate soil assessment identifying the extent of any disturbance 
proposed and including geotechnical soil sampling and treatment measures to protect 
water quality. 

 
A preliminary assessment could be undertaken prior to public exhibition of the Proposal, 
but this could only address the broad principles of possible future treatment options. 

 
Air & Microclimate 

 
The Marine Industrial Park will be required to satisfy the air quality provisions of the 
relevant environmental agencies. This will be addressed at  the  Development  
Application stage and as part of annual licencing requirements. 

 
Visual Impacts 

 
The potential to screen the Marine Park through the use of extensive plantings will be 
addressed in future Development Applications. 

 

How has the Planning Proposal adequately addressed any social or economic effects? 
 

Social Effects 
 

The proposal has the potential to conflict with surrounding land uses and as a result a 
number of ameliorative measures have been incorporated into the concept plan or will 
be subject to future conditions of development consent based on expert reports 
prepared by suitably qualified consultants. 

 
Separation from Adjoining Residences 

 
With the exception of a small section of future passive hardstand along the riverfront, 
the Marine Industrial Park will be located at least 100 metres from the nearest existing 
residence, located on Lot 1 DP 598769 McConnells Lane. 
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Acoustic Impacts 
 

An Environmental Noise Assessment Report has been prepared by TTM Consulting Pty 
Ltd and is attached as Appendix G. 

 
The Report recommends a number of measures to be implemented by way of conditions 
of consent, addressing: 
 Building construction standards, including materials and openings, and 
 Operation of plant and equipment, including acoustic criteria compliance  

measuring 
 Location of buildings and heavy vehicle travel paths. 

 
The Concept Plan is designed to locate uses with minimal acoustic impact closest to 
adjoining residences and those with greater impacts further away and screened by other 
buildings. To the north this is the existing dwelling on Lot 1 DP 578769 (No. 67) 
McConnells Land and to the south a recently constructed dwelling mound on Lot 111 DP 
1211119 (No. 135) School Road. 

 
The Report concludes that with the implementation of the recommendations, noise 
generated by the development is predicted to comply with the criteria of the NSW 
Industrial Noise Policy when assessed at the nearest residential receivers. 

 
Access, Transport & Traffic 

 
A Transport and Traffic Assessment has been prepared by TTM Consulting Pty Ltd and is 
attached at Appendix H. 

 
Traffic analysis is predicated on 127 parking spaces (122 staff, 5 TAFE). 

 
The Marine Industrial Park will operate from 6 am to 6 pm with peak movement 
between 6 am to 8 am and 4 pm to 6 pm. These peaks do not coincide with the 
operating hours of the Primary School located at the Yamba Road/School Road 
intersection. 

 
The Report adopts the following service vehicle movements: 
 2 small rigid vehicles (6.4m) per day and 1 extra per week 
 1 heavy rigid vehicle (12.5m) per week and 1 extra per month 
 1 articulated vehicle (19.0m) per fortnight 
 2 refuse collection vehicles per week. 

 
The rationale behind these movements is based on a maximum fabrication capacity 
within the YWE shed of five 35m vessels per annum. 

 
A 35m aluminium vessel has an average lightweight of 118 tonnes of which 53 tonnes is 
alloy.   The  majority  of  alloy  is  cut  off-site  and  delivered  “flat  packed”  requiring 2-3 

ITEM 14.074/17 - Page 20 of 193 



Palmers Island Marine Industrial Park 2017 

18 | P a g e 

 

 

 

articulated vehicles. Engines,  transmissions  and  shafts  require  a further articulated 
vehicle. 

 
Each 35m vessel therefore requires a maximum of 3-4 articulated vehicles, with an 
annual maximum of 15-20 trucks if the theoretical maximum fabrication was achieved. 

 
An annual figure of 26 articulated vehicles has been adopted to allow for possible 
movements associated by the refit/maintenance activities. 

 
All other materials and fitting ranging from electronics to internal panelling are delivered 
by vehicles from courier vans to heavy rigid trucks. 

 
The Report concludes that the proposed development be approved on transport 
planning grounds subject to treatment to the Yamba Road/School Road intersection in 
the form of left and right turn lanes to address current intersection deficiencies not 
related to the proposed development. This will be addressed in the conditioning of a 
future Development Application and will require consultation with Roads & Maritime 
Services for works in Yamba Road. 

 
Economic Effects 

 
A substantial economic benefit is anticipated in both the construction and operational 
phases. 

 
The proposed 100m x 50m fabrication shed has the floor space capacity for the 
construction of five 35 metre vessels simultaneously. 

 
A 35 metre aluminium vessel: 
 Contains an average 53 tonnes of alloy1

 

 Has an average completed light weight (pre-provisioning) of 118 tonnes2
 

 Requires 19,500 man hours (12 workers on average) over a 12 month build period3
 

 Is valued at $5.2m4
 

 
Under this modelling scenario, the maximum capacity of the shed is 60 fabrication staff 
producing vessels with a total value of $26m p.a. 

 
A more likely mix of vessels is: 

6.0m – 9.0m 20 vessels annually 
9.0m – 25m 4 vessels annually 
25m – 35m 1 vessel annually 

 
 
 
 

1  Glen Davis, Naval Architect 
2 Ibid 
3  Bill Collingburn, YWE 
4 Ibid 
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This would require a workforce, and result in an output value, approximate to that in the 
first scenario. No value has been put against the refit/maintenance activities at this 
stage. 

 
The current YWE operation employs 20 fabrication staff and has an output value of 
approximately $5m p.a. Relocating to a substantially larger shed will remove 
inefficiencies such as multiple handling of materials and vessels resulting from the 
current constrained premises and substantial productivity improvement will result. 

 
The total anticipated full time employment for the Marine Industrial Park as envisaged in 
the concept plan is as follows: 

 
Activity Staff Numbers 
Heavy Industry Precinct 
Aluminium Vessel Fabrication 50 
Painting 10 
Paint Preparation 10 
Light Industrial Precinct 
Shipwright 4 
Electronics 4 
Fibreglass Fabrication 4 
Electrician 4 
Commercial/Office Precinct 
YWE Administration 10 
Naval Architect 1 
Other 
Shop 1 
Refit/Maintenance 24 
Total 122 

 

Section D:  State and Commonwealth Interests 

Is there adequate public infrastructure for the planning proposal? 
 

Yes. The subject property fronts onto School Road which is sealed. Water, power and 
telecommunications are all located immediately adjoining the property and will be 
extended/upgraded as required at the owner’s expense. 

 
What are the views of State and Commonwealth public authorities consulted in 
accordance with the Gateway determination? 

 

This section is to be completed following consultation with the State and 
Commonwealth authorities should the Director General determine to proceed with the 
Planning Proposal and identifies which authorities are to be consulted with. 
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Part 4: Mapping 
 

The Planning Proposal seeks to rezone 10.6 hectares of Lot 2 DP 598769 from RU1 – Primary 
Production to IN4 Working Waterfront and 1.1 hectares to W3 Working Waterway. See 
Figures 3, 4 and 5 on the next pages. 

 
There will be no amendments to height of buildings or lot size provisions currently affecting 
the subject property. 

 
The balance of the property 9.5 hectares will be retained as RU1 Primary Production. 
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Figure 3 
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Figure 4  

DIMENSIONED REZONING PLAN 
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Figure 5:  Existing Zone 
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Part 5:  Community Consultation 
 

It is expected that community consultation will be undertaken in accordance with Council’s 
requirements. 

 
The need for Agency consultation will be determined as the proposal proceeds but it is 
anticipated that consultations will be required the following State agencies: 

• Roads & Maritime Services 
• Fisheries 
• Office of Environment & Heritage 
• Office of Water 

 
Part 6:  Project Timeline 

 
Plan Making Step Estimated Completion 
Council Resolution TBA 
Gateway Determination (Anticipated) TBA 
Government Agency Consultation TBA 
Public Exhibition TBA 
Submissions Assessment TBA 
RPA Assessment of Planning Proposal and Exhibition Outcomes TBA 
Submission of Endorsed LEP to DP&E for finalisation TBA 
Anticipated date RPA will make plan (if delegated) TBA 
Forwarding of LEP Amendment to DP&E for notification 
(if delegated) 

TBA 

 
The table will be completed when the relevant information is available. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

24 | P a g e 

Palmers Island Marine Industrial Park 2017 
ITEM 14.074/17 - Page 27 of 193 



 

 

 
 
 
 
 
 
 
 

 

APPENDIX A 
Concept Plan 

ITEM 14.074/17 - Page 28 of 193 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

12 CAR PARKS 

 
ACCESS ROAD 

 
 

 
 

 
REFIT BAYS REFIT BAYS REFIT BAYS REFIT BAYS 

 
ACCESS ROAD 

 
 

LIGHT 
INDUSTRIAL 

 
 

 
WASTE 

COLLECTION 

 
 

 

 
14 CAR PARKS 

 
 

 

SECURITY GATE 
HEAVY VEHICLE 

 
ACCESS ROAD 

 
 

TAFE 
2000 M² 

OFFICE 
AND 

SHOWROOM 

360 M² 

 
 
 

 
 
 

 
 
 

 
 
 

 
 

 
LAUNCHING & 

RECOVERY 

BASIN 
856 M² 

BOAT STORAGE 

 
3000 M² 

600M² 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
 

 
YWE ALUMINUM 

FABRICATION 

SHED 

5000 M² 

600M² 600M² 600M² 1600M² 600M² 
 
 

 
 
 

 
 
 

 
 
 

 
 
 

 
 

96 CAR PARKS 

ACCESS 

 
 
 
 
 

 

 

 
 

VEGETATION BUFFER ZONE 

 
 
 
 
 

SCALE 1 : 25 
 

SOLID WALL 3.8M HIGH 

 

 

SOLID WALL 8M HIGH 

 

 
SOLID WALL 4.5M HIGH 

 

 
SOLID WALL 3.5M HIGH 

 

 
 
 
 
 

 
IN4 Working Waterfront 

 

W3 Working Waterways 

 
 
 

www.yambawelding.com.au 

PO Box 135 

4 Angourie Road 

Yamba NSW 2464 Australia 

 

P: +61 2 66462421 

E: info@ywe.com.au 

Yamba Welding & Engineering    
Pty. Ltd. 

 

THIS DRAWING IS THE PROPERTY OF YAMBA WELDING & ENGINEERING AND    

MUST NOT BE REPRODUCED OR USED FOR ANY PURPOSE, OTHER THAN IN 

CONJUNCTION WITH THE PROJECT OR DESIGN FOR WHICH IT WAS DRAWN, 

WITHOUT YWE' PRIOR WRITTEN CONSENT. COPYRIGHT - YWE. 

 
ON SITE 

WASTE WATER 

MANAGEMENT 

SYSTEM 

P
A

IN
T

 S
H

E
D

 

1
0
0

0
m

² 

P
A

IN
T

 P
R

E
P

 

S
H

E
D

 

1
0

0
0
 M

² 

ITEM 14.074/17 - Page 29 of 193 

http://www.yambawelding.com.au/
mailto:info@ywe.com.au
mailto:info@ywe.com.au


 

 

 
 
 
 
 
 
 
 
 
 

Appendix B 
 
 
 
 
 
 
 
 

2008 Survey Detail 

ITEM 14.074/17 - Page 30 of 193 



 

 

 
 
 

 
 
 
 
 
 

P a g e  | 1 

Appendix B 
ITEM 14.074/17 - Page 31 of 193 



 

 

 
 
 
 
 
 
 
 
 
 

Appendix C 
 
 
 
 
 
 
 
 
 
 
 

Marine-Based Industry Policy – Far 
North Coast & Mid North Coast NSW 
Assessment 

ITEM 14.074/17 - Page 32 of 193 



Appendix C 

1 | P a g e 

 

 

 
 

Marine-Based Industry Policy – Far North Coast & Mid North Coast NSW 
Assessment 

 
2.2 Where marine-based industry should not occur 

 
• Reserves (listed in section 30A of the National Parks and Wildlife Act 1974 (NPW Act)) or on 

Lands acquired for  future reservation (NP&W Act Part 11 Lands). 
 

Subject property is not affected by current reserves or future reservation. 
 

• Land accessed from areas of a Marine Park zoned ‘Sanctuary’ or ‘Habitat Protection’ 
 

No Marine Park in vicinity 
 

• SEPP 14 and other important wetlands 
 

No SEPP 14 or wetlands in vicinity 
 

• SEPP 26  littoral rainforests and other lowland rainforests 
 

No SEPP 26 in vicinity 
 

• The habitats of threatened species, populations or ecological communities; or critical 
habitat listed under the Threatened Species Conservation Act 1995 and/or the Fisheries 
Management Act 1994 

 
No critical habitats in vicinity 

 
• Areas subject to the Commonwealth Environment Protection and Biodiversity Conservation 

Act 1999, such as habitat for migratory species, Ramsar-listed wetlands, threatened species, 
etc 

 
Area not subject to Commonwealth legislation 

 
• Seagrass, saltmarsh and mangrove areas 

 
No saltmarsh or mangrove areas in vicinity. River along frontage of subject property has a depth 
of approximately 6m plus tide with velocities up to 2.8m/s so it is unlikely that there would be 
seagrass beds but this will be confirmed upon inspection by an environmental consultant. 
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2.3 Where Marine-Based Industry can occur 
 

In order to meet the policy definition and intent, any proposed marine-based industry should meet 
the following criteria: 

 
1. The industry is dependent on access to a navigable waterway. 

 
The Marine Industrial Park will fabricate vessels ranging from 6 metres to 35 metres in length. 
The procedure for transporting vessels by road is determined by beam width. A width between 
2.6m and 6m requires an escort, and above 6m requires a police escort. Maximum height that 
can be transported is 5.2m and any vessel above 4.6m requires the electrical authority to lift 
lines. 

 
As a result, generally all vessels over 10m in length are transported by water and those less 
than 10m by trailer. 

 
All vessels undergoing refit/maintenance will utilise water access. 

 
2. The maximum draught of the vessel(s) or product(s) proposed to be built allows it/them to 

pass safely through the waterway and the waterway’s entrance to the sea. 
 

The maximum draught of a 35m-45m aluminium is between 1.8m and 2.4m. The relevant 
depths in the Clarence River are: 

 River mouth bar: 5m + tide height 
 In the river, including reef: 4m + tide height 
 Transition from main channel to subject property: 2.8m + tide height 
 Front of property: 6m + tide height 

 
3. The size or bulk of the vessel(s) or product(s) proposed to be built requires transport by 

water. 
 

Those over 10 metres in length require transportation by water, while all vessels undergoing 
refit/maintenance will use this method. 

 
Having satisfied the three criteria above, the proposed marine-based industry needs to be 
assessed against the following site criteria. The criteria can be taken as being met if the issue can 
be sustainably managed, ameliorated or off-set. 

 
4. Any new dredging required for site access would not adversely affect estuarine habitats, 

marine vegetation, fishery resources and water quality. 
 

There will be no dredging required as the river at this location has sufficient depth even at low 
tide for access of vessels up to 45m into the launching/recovery basin. The basin itself is  
located landward of the riverbank and will be created by excavation. The existing rock 
armouring will be removed and replaced with an engineered structure in accordance with 
designs prepared by specialist engineering consultants. 
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5. The site is not located where its development would be likely to adversely affect water 
quality for other users or impact on water quality or tidal regimes for estuaries, wetlands, 
marine parks, aquatic reserves or other high conservation value habitats. 

 
Water quality will not be affected during the construction phase or the subsequent operation 
of the Park. It is anticipated that development consents for both phases will be conditional to 
ensure this protection. 

 
The potential risks to water quality are from: 

• Acid sulfate soils 
• Wastewater disposal 
• Materials stored on site 

 
Acid sulfate soils will be addressed in a future management plan incorporating a treatment 
regime to protect water quality. 

 
Wastewater disposal will be addressed in a future management plan. 

 
Material will be stored above flood level (or relocatable above this level) and appropriate 
bunded areas provided as required. 

 
All of these matters will be subject to conditions of consent. 

 
6. Development of the site would not have an adverse effect on oyster aquaculture 

development or Priority Oyster Aquaculture Areas (POAA) and/or commercial and 
recreational fishing activities. 

 
The Park will not affect recreational fishing activities as no habitat critical to fish, such as 
mangroves, are located within the vicinity of the subject property. The closest Oyster 
aquaculture is located in Yamba Bay, approximately 7 kms downriver. Water quality will be 
protected and commercial and recreational fishing activities in the public domain will not be 
affected. 

 
7. The site is not located in a high flood risk precinct or high flood area. 

 
See 8 in Planning Proposal. 

 
Being flood affected is possibly a natural characteristic of flat riverfront land. 

 
The Clarence River has a substantial catchment, the majority of which is located outside the 
lower Clarence region. As a result, there is 2-3 days’ notice of river floods which allows ample 
time to secure vessels, store materials above flood levels and close down operations. All flood 
protection actions will be addressed in a Flood Emergency Management Plan. 
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Water-based access to the site would be practicable given river currents and tidal 
movements in the locality. 

 
The river is used by commercial vessels accessing the Harwood Slipway and Goodwood Island 
Wharf, plus commercial fishing boats and recreational boats. Water access to the site is 
therefore practical. 

 
8. The site does not contain high-risk acid sulfate soils which could be disturbed, exposed or 

drained. 
 

The property is mapped by Council as being predominately Class 3 acid sulfate soils with a  
small section of Class 2. Under CVC LEP 2011, a future development application for the Marine 
Industrial Park and specifically the launching/recovery basin and boat ramp would need to 
identify areas and extent of likely disturbance supported by soil testing. Treatment and water 
quality protection measures would need to be prepared and approved by Council. 

 
9. The main industrial complex (excluding the slipway/s), could be set back to avoid bank 

erosion issues. 
 

The closest buildings are located approximately 150m from the riverbank and the area in 
between will be used for hardstand. The property’s riverbank will have the existing low-tech 
rock armouring removed adjacent to the industrial complex (a length of approximately 200 
metres) and the construction of engineered-designed protection against bank erosion will be 
undertaken as part of the process of constructing the launching/recovery basin and boatramp. 

 
10. Native vegetation (including riparian vegetation and other trees, shrubs, grasses, etc) would 

not be disturbed. 
 

There is no natural vegetation located within the area to be developed for the Marine Park. 
 

11. The proposed development of the site would not conflict with neighbouring land uses (such 
as residential and recreational/tourism pursuits). 

 
See Section 4 of the Proposal. 

 
12. Services and infrastructure could be practicably provided. 

 
All services, with the exception of a reticulated sewer system, are located within close 
proximity to the property and will be extended and upgraded as required. Sewer will be  
treated and disposed of on-site, details of which will be included in a future development 
application for assessment and approval by Council. 
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STATE ENVIRONMENTAL PLANNING POLICIES ASSESSMENT 
 
 

 
Name of SEPP Relevant? Comment/statement of consistency 

The following State Environmental Planning Policies (SEPPs) are current and are applicable to the 
Clarence Valley LGA and are required to be considered whether applicable or not in a particular 
circumstance. 

State Environmental Planning Policy  No 1 
- Development Standards 

No N/A 

State Environmental Planning Policy No  
14 - Coastal Wetlands 

No N/A 

State Environmental Planning Policy No  
19 -  Bushland in Urban Areas 

No N/A 

State Environmental Planning Policy No  
21 - Caravan Parks 

No N/A 

State Environmental Planning Policy No  
26 - Littoral Rainforests 

No N/A 

State Environmental Planning Policy No  
30 - Intensive Agriculture 

No N/A 

State Environmental Planning Policy No  
32 - Urban Consolidation (Redevelopment 
of Urban Land) 

No N/A 

State  Environmental  Planning  Policy  No 
33 - Hazardous and Offensive 
Development 

No N/A 

State Environmental Planning Policy No  
36 - Manufactured Home Estates 

No N/A 

State Environmental Planning Policy No  
44 - Koala Habitat Protection 

No N/A 

State  Environmental  Planning  Policy  No 
47 - Moore Park Showground 

No N/A 
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Name of SEPP Relevant? Comment/statement of consistency 

State Environmental Planning Policy No  
50 - Canal Estate Development 

No N/A 

State Environmental Planning Policy No  
52 - Farm Dams and Other Works in Land 
and Water Management Plan Areas 

No N/A 

State Environmental Planning Policy No  
55 - Remediation of Land 

No N/A 

State Environmental Planning Policy No  
62 - Sustainable Aquaculture 

No N/A 

State Environmental Planning Policy No  
64 - Advertising and Signage 

No N/A 

State  Environmental  Planning  Policy  No 
65 - Design Quality of Residential Flat 
Development 

No N/A 

State  Environmental  Planning  Policy  No 
70 - Affordable Housing (Revised 
Schemes) 

No N/A 

State Environmental Planning Policy No  
71 - Coastal Protection 

Yes The subject property is within the  
Coastal Protection Zone and is subject to 
consideration under SEPP 71, particularly 
Clause 8.  See Appendix I. 

State Environmental Planning Policy 
(Affordable Rental Housing) 2009 

No N/A 

State Environmental Planning Policy 
(Building Sustainability Index: BASIX) 2004 

No N/A 

State Environmental Planning Policy 
(Exempt and Complying Development 
Codes) 2008 

No N/A 

State Environmental Planning Policy 
(Housing for Seniors or People with a 
Disability) 2004 

No N/A 

State Environmental Planning Policy 
(Infrastructure) 2007 

No N/A 
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Name of SEPP Relevant? Comment/statement of consistency 

State Environmental 
(Kosciuszko National 
Resorts) 2007 

Planning 
Park - 

Policy 
Alpine 

No N/A 

State Environmental Planning Policy 
(Kurnell Peninsula) 1989 

No N/A 

State Environmental Planning Policy 
(State Significant Precincts) 2005 

No N/A 

State Environmental Planning Policy 
(Mining, Petroleum Production and 
Extractive Industries) 2007 

No N/A 

State Environmental Planning Policy 
(Miscellaneous Consent Provisions) 2007 

No N/A 

State Environmental Planning Policy 
(Penrith Lakes Scheme) 1989 

No N/A 

State Environmental 
(Rural Lands) 2008 

Planning Policy Yes The proposal to rezone rural land 
requires Clause 7 of the SEPP to be 
addressed.  See Appendix J. 

State Environmental Planning Policy 
(State and Regional Development) 2011 

No N/A 

State Environmental Planning Policy 
(Sydney Drinking Water Catchment) 2011 

No N/A 

State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006 

No N/A 

State Environmental 
(Three Ports) 2013 

Planning Policy No N/A 

State Environmental 
(Urban Renewal) 2010 

Planning Policy No N/A 

State Environmental Planning Policy 
(Western Sydney Employment Area) 2009 

No N/A 

State Environmental Planning Policy 
(Western Sydney Parklands) 2009 

No N/A 

State Environmental Planning Policy 
(Integration & Repeals) 2016 

No N/A 
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Section 117 Direction Applies? Comments 

1.  Employment and Resources 

 
 
 
1.1 Business and Industrial Zones 

 
 
 

Yes 

Consistent. The proposal will result in 
substantial increase in direct employment 
growth for the existing business. Both state 
government strategies and CVC policies 
acknowledge that the suitable location for 
marine-based industry is on sites with frontage 
to navigable waterways as is the case here. 

 
 
 
 
 
 
 
 
 
 
 

 
1.2 Rural Zones 

 
 
 
 
 
 
 
 
 
 
 

 
Yes 

The proposal is inconsistent but justified. The 
Direction objective is to protect the 
agricultural production value of rural land. 
This Direction prohibits the rezoning of rural 
land to an urban zone (including industrial) 
unless justified by a strategy or in accordance 
with the relevant Regional Strategy prepared 
by the Department of Planning. 
The Mid North Coast Regional Strategy, which 
was the relevant Plan when this Proposal was 
submitted, states: “In the case of some 
marine-based industries that depend upon 
access to navigable waterways, additional 
opportunities for industry establishment may 
be provided outside the growth areas.” 
Although the recently released North Coast 
Regional Plan 2036 does not contain such a 
direct and relevant statement, the Proposal is 
still consistent with its Direction 6 - Develop 
successful centres of employment and Action 
6.6. 
The property is mapped as regionally 
significant farmland under state government 
mapping but hasn’t been in cane cultivation 
for up to 6 years. 
The Mid North Coast farmland mapping project 
final report (2008) states: 
“Regionally significant farmland can be 
considered where there is a need to zone land 
for marine-based industries that depend on 
access to navigable waterways.” 

Both these strategies justify the 
establishment of the Marine Park at the 
proposed location. 
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Section 117 Direction Applies? Comments 

1.3 Mining, Petroleum Production 
and Extractive Industries 

  N/A  

 
 
1.4 Oyster Aquaculture 

 Consistent.  The objective is to ensure that 
Priority Oyster Aquaculture Areas are 
adequately considered to ensure they will 
not be adversely affected by the proposal.  
The closest Priority Oyster Aquaculture 
Areas are located at Yamba, 
approximately 7kms downstream. 
The development application for the Marine 
Industrial Precinct will need to address the 
issue of water quality, particularly in respect to 
the disturbance of acid sulphate soils, and will 
be assessed and conditioned by CVC and 
appropriate government authorities. 

1.5 Rural Lands Not 
specifically Comments on 1.2 are relevant. 

2.  Environment and Heritage 

2.1 Environmental Protection Zones N/A  

 
 
 
 
 
 
2.2 Coastal Protection 

 
 
 
 
 
 

Yes 

The proposal is consistent with the NSW 
Coastal Policy and relevant provisions of 
Coastal Design Guidelines and the NSW Coastal 
Management Manual. 
The specifics of the proposal and its 
compliance will be addressed in detail in the 
future development application and will 
include: 
• Flooding 
• Riverbank stability 
• Water quality 
• On-site waste water management 
• Acid sulphate soils 

 
 

2.3 Heritage Conservation 

 
 

Yes 

AHIMs search attached, with no cultural 
heritage issues identified. 
All works including those on the river are 
contained within the boundaries of the 
property and so are not subject to the recent 
Native Title determination. 

2.4 Recreation Vehicle Areas N/A  

2.5 Application of E2 and E3 Zones & 
Environmental Overlays in Far North 
Coast LEP’s 

N/A This direction does not apply to the Clarence 
Valley Council 

3.  Housing, Infrastructure and Urban Development 

3.1 Residential Zones N/A  

3.2 Caravan Parks and Manufactured 
Home Estates N/A  
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Section 117 Direction Applies? Comments 

3.3 Home Occupations N/A  

 
 
 
3.4 Integrated Land Use and 
Transport 

 
 
 

Yes 

Inconsistent but justified. The subject property 
is located approximately 6kms from the 
nearest urban area (Yamba) in a sparsely 
populated rural area and so it is anticipated 
that the majority of travel movements will be 
by car. 
As discussed in Direction 1.2 and 
elsewhere in this planning proposal the 
relevant Regional Strategy and Council’s 
strategic documents relating to marine-
based industries and the Clarence River all 
acknowledge that these developments 
may need to be located on navigable 
waterways and so outside urban 
areas. 

3.5 Development Near Licensed 
Aerodromes 

N/A  

3.6 Shooting Ranges N/A  
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Section 117 Direction Applies? Comments 

4.  Hazard and Risk 
 
 
 
 
 
 
 
 
 

4.1 Acid Sulfate Soils 

 
 
 
 
 
 
 
 
 

Yes 

Inconsistent but justified. 
The property is subject to Acid Sulfate soils, 
predominately Class 3 with a small section of 
Class 2 at the eastern end. That portion of the 
property to be developed for the Marine 
Industrial Park will be filled to appropriate 
levels and disturbances resulting from the 
construction of buildings and infrastructure will 
most likely occur within that fill. 

 
The exception is the construction of the 
launching/recovery basin and boat ramp both 
of which will require excavation. A future 
Development Application will need to be 
accompanied by an acid sulfate soil 
assessment identifying the extent of any 
disturbance proposed and including 
geotechnical soil sampling and treatment 
measures to protect water quality. 

4.2 Mine Subsidence and Unstable 
Land N/A 

 

 
 
 
 
 
 
 
 
 

4.3 Flood Prone Land 

 
 
 
 
 
 
 
 
 

Yes 

Inconsistent but justified. 
See 8 in the Planning Proposal. 
A full flood report modelling the concept plan 
and incorporating ameliorative measures to 
reduce or eliminate the impact on the 
adjoining property will be prepared at a later 
stage in this process. 
The 2.9 hectare section of the site upon which 
the Marine Park will be located will be filled to 
appropriate heights. All buildings will have a 
minimum floor level of 3.25 AHD. Hardstand 
areas, travel routes and the access road may 
be set at lower levels to reduce the quantity 
and impact of fill, though this will be 
determined at a later stage. 
BMT WBM have mapped the impact of filling 
the entire site to the 1 in 100 year flood level 
(for existing and future climates) and shows an 
impact of up to 0.10m on a section of 
agricultural land to the south of the property. 
They state that modelling the actual area to be 
filled would reduce this impact. 
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Section 117 Direction Applies? Comments 

4.4 Planning for Bushfire Protection N/A  

5.  Regional Planning 

 
5.1 Implementation of Regional 
Strategies 

 

Yes 

The Mid North Coast Regional Strategy 
identifies the need in some circumstances to 
locate marine-based industries on navigable 
waterways. 

5.2 Sydney Drinking Water 
Catchments N/A  

5.3 Farmland of State and Regional 
Significance on the NSW Far North 
Coast 

 
N/A 

 

5.4 Commercial and Retail 
Development along the Pacific 
Highway, North Coast 

 
N/A 

Revoked 

5.5 Development in the Vicinity of 
Ellalong, Paxton and Milifield 
(Cessnock LGA) 

 
N/A 

Revoked 

5.6 Sydney to Canberra Corrido N/A Revoked 

5.7 Central Coast N/A Revoked 

5.8 Second Sydney Airport: Badgerys 
Creek N/A 

 

5.9. North West Rail Link  
Corridor Strategy 

N/A 
 

5.10 Implementation of Regional 
Plans 

Yes The applicable Plan is the North Coast Regional 
Plan 2036 and assessment against the Plan is at 
Appendix M.  It is considered that all identified 
inconsistencies are justified.  

6.  Local Plan Making 

6.1 Approval and Referral 
Requirements Yes Complies 

6.2 Reserving Land for Public 
Purposes N/A  

6.3 Site Specific Provisions Yes Proposes to rezone the property to 2 zones 
currently existing in CV LEP 2011. 

7.  Metropolitan Planning 

7.1 Implementation of the 
Metropolitan Plan for Sydney 2036 N/A  

7.2 Implementation of the Greater 
Macarthur Land Release Investigation N/A  

7.3 Parramatta Road Corridor Urban 
Transformation Strategy N/A  
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Our Ref: : L.B22014.001.FIA.docx 
 

30 March 2016 

Rob Donges 
c/o Yamba Welding and Engineering 
PO Box 135 
4 Angourie Road 
Yamba NSW 2464 

Attention: Rod Donges 

Dear Rob, 

BMT WBM Pty Ltd 
Level 8, 200 Creek Street 
Brisbane Qld 4000 
Australia 
PO Box 203, Spring Hill 4004 

 

Tel:   +61 7 3831 6744 
Fax: + 61 7 3832 3627 

 

ABN  54 010 830 421 
 

www.bmtwbm.com.au 

RE:  PALMERS ISLAND MARINE PRECINCT – FLOOD IMPACT ASSESSMENT 

 
Further to our proposal to update the flood impact assessment for Palmers Island and subsequent 

conversations, we provide with this letter, preliminary outputs prepared for, but not included in, the  

original assessment (prepared by BMT WBM in February 2014). These outputs are based on a fill 

scenario that would represent a ‘worse case’ with regards to flood impacts. This case simulates the entire 

site as being filled above the 1 in 100 year AEP flood level (for both existing and future climates). It is 

considered that a reduction in fill extents and heights would result in lesser impact than that shown in this 

‘worse case’. 

It is recommended that as the planning application progresses, a more detailed assessment of flood 

impacts are undertaken on the proposed design which would consider a range of flood magnitudes. 

I trust that this is adequate for your purposes but don’t hesitate to contact me should you require further 

information or clarification. 

 

 
Yours Faithfully 
BMT WBM 

 
Barry Rodgers 

Enc Fig 1 and 2 

 
 
 
 
 
 
 
 
 
 
 
 
 

G:\Admin\B22014.g.jab_PalmersIsland_FIA_2\L.B22014.001.FIA.docx A part of BMT in Energy and Environment 
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Environmental Noise Assessment Report 
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1. Executive Summary 
Yamba Welding and Engineering is proposing to seek approval for a rezoning application with 
the purpose of developing a business park at Lot 2 DP598769 School Road, Palmers Island. The 
development is to be known as Palmers Island Marine Park and will incorporate the relocation 
of the Yamba Welding and Engineering fabrication business onsite. 

TTM was engaged to provide an acoustic assessment as supporting evidence for the preliminary 
approval. The purpose of the acoustic assessment is to provide an independent assessment of 
expected noise impact from the development onto the nearest noise sensitive receivers. During 
the assessment, TTM provided acoustic design advice to develop a revised site plan which 
provides the best level of internal noise attenuation. Predicative noise calculations were 
conducted based on this site plan. 

These calculations indicate that noise levels from the proposed development are predicted to 
comply with the criteria. Through smart acoustic design and noise mitigation treatment to 
marine Travelift machinery, noise generated by the development is predicted to comply with 
the criteria of the NSW Industrial Noise Policy when assessed at the nearest residential 
receivers. 
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2. Introduction 
2.1. Background 

TTM was engaged by Yamba Welding and Engineering Pty Ltd to undertake a preliminary 
environmental noise assessment for a proposed marine park located at Lot 2 DP598769 School 
Road, Palmers Island. The preliminary noise assessment is prepared for the purposes of a 
rezoning application. 

The assessment is based on the following: 
 

a. Clarence Valley Council Planning Proposal Application REZ 2016/0001 (information 
request) dated 29 June 2016. 

b. Further information request from Clarence Valley Council via email correspondence 
dated 27 July 2016. 

c. Development information provided by Yamba Welding and Engineering (YWE). 
 

d. Noise criteria of the NSW Industrial Noise Policy1 (INP). 

e. Development plans by Yamba Welding and Engineering (shown in Appendix A). 
 

f. Site inspection, noise measurements, analysis and calculations conducted by TTM. 
 
 

2.2. Scope 

The assessment includes the following: 
 

i. Description of the development site and proposal; 
 

ii. Measurement of the existing ambient noise environment and statement of assessment 
criteria relating to environmental noise; 

iii. Prediction of total noise generated by the development onto the nearby residential 
properties; 

iv. Consideration of the influence of possible weather conditions that may impact 
predicted noise levels at the receivers in accordance with the Industrial Noise Policy; 

v. Details of noise mitigation methods to be incorporated to achieve predicted 
compliance. 

 
 
 
 
 

 
 

1 NSW Industrial Noise Policy, Environmental Protection Authority 2000. 
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3. Site Description 
3.1. Site Location 

The site is described by the following: 
 

- Lot 2 DP598769 

- School Road, Palmers Island NSW 

The site locality is shown in Figure 1 below. 
 

Figure 1: Site Locality 

 
 

3.2. Current Conditions Surrounding the Site 

The site is bound by McConnell’s Lane to the north, School Road to the east, privately owned 
property to the south and the Clarence River to the west. Residential dwellings are sparsely 
located to the north, east and south of the subject site. The nearest noise sensitive locations are 
detailed in Section 8.1. 

3.3. Current Acoustic Environment 

The acoustic environment is typical of a rural area with noise sources including natural river 
sounds, commercial and recreational boats, natural land sources such as birds chirping and 
wind in vegetation, and local road traffic noise. The ambient noise levels used in the assessment 
are summarised in Section 5.6. 

Site 

School Road 
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4. Proposed Development 
4.1. Development Description 

The proposal is to rezone the site for use as a Marine Park comprising two stages. Stage 1 of will 
incorporate Yamba Welding and Engineering, a light industrial / commercial precinct servicing 
the marine industry, paint and paint prep shed, and hardstand areas. Stage 2 is currently 
proposed as a TAFE for marine trade services. Yamba Welding and Engineering is an aluminium 
fabrication business for the construction of boats and is currently located on Angourie Road at 
Yamba. 

The assessment is based upon the development plan shown in Figure 2 and in Appendix A. 

Figure 2: Proposed Development Plan 
 

 
 

4.2. Hours of Operation 

The proposed hours of operation for Yamba Welding and Engineering are 6am to 6pm, 5 days 
per week but up to 7 days per week as required. YWE have advised that certain site activities 
such as, heavy vehicle deliveries, waste collection, and use of the marine Travelift would not 
commence prior to 7am. The commercial and light industrial precinct is expected to have typical 
daytime operating hours. General waste will be collected from 1 bin approximately 3 times per 
week, while aluminium waste will be collected twice per month. 

For the purposes of the noise assessment the predicted noise levels are split into two 
assessment periods; day/evening operation and an early morning (6am to 7am) operating 
period. 

Stage 1 Stage 2 
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5. Noise Measurements 
5.1. Equipment 

The following equipment was used to measure existing ambient noise levels: 

• Bruel and Kjaer 2250 sound level meter as an unattended logger (SN#: 3003106). 

• RION NA-28 sound level meter (SN# 01060055). 

• RION NC-74 Acoustical Calibrator (SN# 35073393). 

All equipment was calibrated by a NATA accredited laboratory. The equipment was field 
calibrated before and after the measurement session. No significant drift from the reference 
signal was recorded. 

5.2. Unattended Ambient Noise Monitoring 

Unattended noise monitoring was conducted to establish ambient noise levels between 
Thursday 07/07/2016 and Saturday 16/07/2016. The noise monitor was located on the northern 
boundary of the site (refer to Figure 3) in a position considered representative of the minimum 
ambient noise levels experienced by all surrounding receivers. The microphone was in a free- 
field location approximately 1.6m above ground level. 

Figure 3: Ambient Noise Monitoring Location and Nearest Noise Sensitive Receivers 

 

The environmental noise monitor was set to measure statistical noise levels in 'A'-weighting, 
'Fast' response, over 15 minute intervals. Noise measurement was conducted in accordance 

Receiver 1 

Receiver 2 

Receiver 3 Ambient Noise 
Monitoring Location 

Receiver 4 

Receiver 6 
Receiver 5 
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with Australian Standard AS1055:19972 Acoustics – Description and Measurement of 
Environmental Noise (AS1055) and the NSW INP.   

 

5.3. Weather Conditions During Noise Monitoring 

Weather during the monitoring period was fine with only 1mm of rain on 9th July. Observations 
from the Yamba weather station are shown in Appendix C. General wind speeds were less than 
5m/s (18km/h) during most 15 minute periods on all days in accordance with the requirements 
of the INP. Wind roses from the Yamba weather station are provided in Appendix D. The 
temperature range during the monitoring period was between 8-22°C (source: Bureau of 
Meteorology, Yamba 2016). 

 

5.4. Comments on Noise Monitoring Location 

The measured ambient noise levels used in the assessment are summarised in Section 5.6. It is 
noted that ongoing Pacific Highway upgrade works were being undertaken while ambient noise 
monitoring was being conducted on the subject site. These works were minimum 4km from the 
site which corresponds to distance attenuation of approximately 72dB. Observations and sound 
level measurements undertaken during TTM site visits found that noise from the Pacific 
Highway upgrade works was inaudible onsite and therefore was not influencing the measured 
ambient noise levels. 

As shown in Figure 3, ambient noise monitoring was conducted in proximity to McConnells Lane 
which is a local road used only for private property access. During TTM site visits there were less 
than 5 vehicle passes in any 15-minute period. The noise levels from these vehicle passes 
extrapolated over a 15-minute period indicate that there would be minimal increase to the 
measured levels presented in Table 1. Further, noise from passing vehicles on McConnells Lane 
is a feature of the local area and therefore forms part of the ambient noise environment 
experienced by the nearest sensitive receivers in proximity to the site. 

 

5.5. Noise Source Measurements 

Noise levels of transient noise sources used in this assessment were taken from site 
measurements or similar investigations conducted by TTM. Further detail is shown in Section 
8.2. All measurements were conducted in accordance with AS1055. 

Noise source levels at Yamba Welding and Engineering (YWE) were measured by TTM during a 
site visit on Thursday 10th December 2015. Noise levels were measured using a RION NA-28 
sound level meter in accordance with AS1055 which was calibrated before and after the 
measurement session. 

 
 
 

 
2 AS 1055:1997. Acoustics - Description and measurement of environmental noise - General procedures. 
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5.6. Results of Measurements 

5.6.1. Ambient Noise Levels 

Table 1 presents the ambient noise levels determined in accordance with the procedures of the 
Industrial Noise Policy. Note that existing LAeq noise levels were determined by calculating the 
logarithmic average of individual LAeq 15minute levels for each day/evening/night assessment period 
over the measurement period, in accordance with Section 3.2 of the INP. 

Table 1: Measured Ambient Noise Levels 
 

Time Period Rating Background Level 

(RBL), L90 dB(A) 

Existing Noise Levels, 

Leq dB(A) 

Daytime (7am – 6pm) 30 49 

Evening (6pm – 10pm) 31 47 

Night time (10pm – 7am) (28) 30* 38 

*in accordance with Section 3.1.2 of the INP (page 24), where the rating background level is found to be less than 
30dB(A), then it is set to 30dB(A). 

 

The data presented above was used to determine the assessment criteria for the development. 
Graphical presentation of the measured ambient noise levels in shown in Appendix B. 
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6. Noise Criteria 
6.1. Noise Emission - Industrial Noise Policy (INP) 

Potential noise emissions include commercial and industrial activities, mechanical plant, 
deliveries and traffic movements on the site. These have been assessed in the same way as the 
INP stipulates. 

The assessment procedure has two components: 

Control of intrusive noise impacts – The limit criteria for this assessment is as follows: 
LAeq, 15 min ≤ Rating Background Level + 5 dB; 

 
Maintaining noise level amenity for adjacent residential premises. This is achieved by 
ensuring that the proposed development complies with the noise limit criteria set in 
Table 2.1 of the INP. 

The more stringent of these is the Project Specific Noise Level (PSNL) and is the applicable 
criteria in each time period, day, evening and night. 

 

6.1.1. Intrusive Noise Criteria 

The INP sets a basic criterion that the LAeq 15 min associated with industrial activity should not 
exceed the measured L90 Background Level + 5 dB(A). A modifying factor should also be added 
where appropriate to allow for tonality, impulsiveness, and intermittency or low frequency 
effects. 

 

6.1.2. Amenity Criteria 

The Amenity criteria is intended to limit the absolute noise level from all sources to a level that 
is consistent with the general environment and land use. 

The INP sets out acceptable noise levels for various locations. The relevant section of the INP 
(Table 2.1 on page 16) is reproduced below. Under the policy the nearest residences would be 
assessed against the Rural criteria, as the locale is dominated by natural sounds, having little or 
no road traffic. 

Table 2: From INP Table 2.1 
 

Type  of Receiver Indicative Noise 
Amenity Area 

Time  of Day Recommended Leq,  Noise  Level, dB(A) 

Acceptable Maximum 

Residence Rural Day 50 55 

Evening 45 50 

Night 40 45 

ITEM 14.074/17 - Page 65 of 193 



13 Site: Palmers Island Marine Park 
Reference: 15GCA0123 R01_6 

 

 

 

Table 2.2 of the INP sets out the modifications to the acceptable noise levels detailed in Table 
2.1 of the INP to account for the existing level of industrial noise. 

Table 3: From INP Table 2.2 
 

Total existing Leq noise level from 
industrial  sources, dB(A) 

Maximum Leq noise level for noise from new sources 
alone, dB(A) 

≥ Acceptable noise level* plus 2 If existing noise level is likely to decrease in future: 
acceptable noise level minus 10 
If existing noise level is unlikely to decrease in future: 
existing noise level minus 10 

Acceptable noise level plus 1 Acceptable noise level minus 8 

Acceptable noise level Acceptable noise level minus 8 

Acceptable noise level minus 1 Acceptable noise level minus 6 

Acceptable noise level minus 2 Acceptable noise level minus 4 

Acceptable noise level minus 3 Acceptable noise level minus 3 

Acceptable noise level minus 4 Acceptable noise level minus 2 

Acceptable noise level minus 5 Acceptable noise level minus 2 

Acceptable noise level minus 6 Acceptable noise level minus 1 

< Acceptable noise level minus 6 Acceptable noise level 

* ANL = recommended acceptable LAeq noise level for the specific receiver, area and time of day from Table 2.1. 
 
 

6.1.3. Modifying Factors 

Section 4 of the INP refers to correction factors that are applied to noise sources to account for 
additional annoyance. 

These include tonal noise, low-frequency noise, impulsive noise, and intermittent noise. Where 
two or more modifying factors are present, the maximum adjustment to a noise source level is 
10 dB(A). 
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7. Project Specific Noise Levels 
Based on the data presented in Section 5.6, the project specific noise levels for the 
development are detailed below. 

7.1. Intrusive Criteria 

The INP sets a criterion that the LAeq (15 min) associated with commercial activity should not exceed 
the measured RBL + 5 dB(A). Based on the measured data, the intrusive noise limits are 
presented in Table 4. 

Table 4: Intrusive Noise Criteria 
 

 
Time Period 

 

Ambient Noise Levels from Table 1 Criteria Leq (15 min), dB(A) 

(RBL + 5) 

Day (7am - 6pm) 30 35 

Evening (6pm - 10pm) 31 36 

Night (10pm - 7am) 28 33 
 
 

7.2. Amenity Criteria 

From Table 2.1 of the INP, the area fits the description of a 'Rural' receiver type and therefore 
the corresponding acceptable noise level applies. That is, 50 dB(A) day, 45 dB(A) evening, 
40 dB(A) night. The modification procedures detailed in Table 2.2 of the INP are not applied in 
this instance as there are no significant existing industrial uses in the vicinity of the site. 

Table 5: Amenity Noise Criteria 
 

Time Period Acceptable Noise  Level (ANL) 

Day 50 

Evening 45 

Night 40 
 
 

7.3. Project Specific Noise Level 

Table 6 presents the project specific noise levels (i.e. criteria). 
 

Table 6: Project Specific Noise Levels 
 

 
Time Period 

Intrusiveness 

Criteria, dB(A) 

Amenity 

Criteria, dB(A) 

Project Specific 

Noise Level, dB(A) 

Day (7am - 6pm) 35 50 35 

Evening (6pm - 10pm) 36 45 36 

Night (10pm - 7am) 35 40 35 
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8. Analysis – Development Noise Impacting 
Offsite Sensitive Receivers 

8.1. Noise Sensitive Receivers 

The nearest noise sensitive receivers are described below and are identified in Figure 4. 

• Receiver 1: Dwelling on Lot 3 DP840733. 

• Receiver 2: Dwelling on Lot 51 DP859643. 

• Receiver 3: Dwelling on Lot 1 DP598769. 

• Receiver 4: Dwelling on Lot 2 DP611270. 

• Receiver 5: Dwelling on Lot 45 DP751388. 

• Receiver 6: (Future) dwelling on Lot 111 DP1211119. 

Figure 4: Noise Sensitive Receivers 

 

If compliance can be achieved at Receivers 1 to 6 then all other receivers are predicted to 
comply. 

Site 

Receiver 1 

Receiver 2 

Receiver 3 

Receiver 4 

Receiver 5 Receiver 6 
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8.2. Noise Source Levels 

Table 7 presents the potential noise sources and the respective measured noise emission levels. 
The majority of source noise levels associated with site operations and other commercial 
activities were determined through noise measurements conducted by TTM. All measurements 
were conducted in general accordance with AS1055. 

Noise source levels at Yamba Welding and Engineering (YWE) were measured by TTM on 
Thursday 10th December 2015. The noise sources measured showed no characteristics that 
would require a penalty correction applied in accordance with the procedures of the INP. 
Measurements were conducted of the following activities: 

• welding and hammering inside the centre of the shed; 

• cutting aluminium with a powered hand saw; and 

• cutting aluminium with guillotine. 

Noise source levels for the marine Travelift are detailed in sound test report by Marine Travelift 
(presented in Appendix F). A 300-C II and 75BFM II Marine Travelift are proposed at the site. 
The sound data provided by Marine Travelift for both models were inclusive of Sound 
Attenuation Package: Level 1. From discussions with the client and with reference to the sound 
test report (see Appendix F), Test 1: Idle relates to continuous engine noise and Test 2: Full 
throttle relates to operation of hydraulic pumps used to lift the boats. It is understood that for a 
worst case 15-minute period, both engine and hydraulic pumps would be operating 
simultaneously. Marine Travelift have advised through email correspondence that a Level 2 
Sound Package and hospital grade muffler is available for additional sound reduction. These 
treatments can reduce sound levels by a further 6-7% and 3-4% respectively and have been 
applied in this assessment. The calculated noise source level at 1m from the noisier of the 300-C 
II and 75BFM II models is 90dB(A), as shown in Appendix F. Recommendations will be made for 
the site Travelift to comply with this noise level. 

Workshop activity noise levels are based on the loudest of numerous noise sources (i.e. rattle 
guns, wrenches, drills, hoists, compressors, etc.) previously measured by TTM. These noise 
sources are predicted from the nearest relevant location (i.e. the light industrial precinct or the 
refit bays). 

Table 7: Typical Noise Sources and Average Continuous Noise Levels 
 

 
Noise  Source Description 

Noise  Level at 1m, 

Leq, T,  dB(A) 

Measured 

Duration (s) 

Single event car door closure 78* 2 

Single event car bypass @ 5km/h 69 6 

Single event car engine ignition 72 3 

Conversations 75 Long term 

Semi-trailer passby 85 20 

Semi-trailer idle 79 300 

Unloading a delivery vehicle 80 30 
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Noise  Source Description 
Noise  Level at 1m, 

Leq, T,  dB(A) 

Measured 

Duration (s) 

Forklift operation 80 30 

Waste collection 95* 40 

Deliveries – refrigeration vehicle 85# 60 

Marine Travelift (with acoustic treatment as specified in 
Section 9) 

82 assumed to be 
constant 

High pressure spray 84 30 

Workshop activities 89* 10 

YWE – centre of workshop including welding and hammering 85 60 

YWE – cutting aluminium with powered hand saw 94 10 

YWE – cutting aluminium with guillotine 95 7 

Refer to section 8.2.1 below for description of modifying factors used. 

8.2.1. Modifying Factors 

* Includes 5 dB(A) adjustment to account for the impulsiveness characteristic of noise produced. 
# Includes 5 dB(A) adjustment to account for the tonal noise characteristic of noise produced. 
^ A modifying factor has been applied to this noise source to account for both tonal and intermittent 
characteristics of noise produced. In accordance with the industrial noise policy, a 5 dB(A) modifying 
factor is applied to account for tonal characteristic during day and evening periods, and a 10 dB(A) 
modifying factor will be applied to account for both tonal and intermittent characteristics during the night 
period. 

 

8.3. Influence of Weather Conditions on Predicted Noise Levels 

The influence of site weather conditions on the predicted noise levels was considered in 
accordance with the Section 5 of the INP. In assessing the noise impacts, the criteria are 
expected to apply under weather conditions that would be expected to occur in the vicinity of 
the site for a significant period of time. These include conditions of calm wind and temperature 
inversions. 

8.3.1. Temperature Inversions 

In accordance with the INP, the assessment of noise impacts from temperature inversions is 
confined to the night noise assessment period (10pm to 7am), as this is when temperature 
inversions usually occur and disturbance to sleep is possible. Only minimal site activity or indoor 
work activities are proposed between the hours of 6am to 7am. 

An analysis of the temperature inversion screening test using the default values in Appendix C 
Table C1 of the INP is shown below. When the noise increase due to inversions is less than 3dB, 
no significant additional noise impact is predicted during the inversion conditions. 
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Table 8: Temperature Inversion Screening Test 

 

Test Procedure Result 
 
 

1. Night time 
operation 

Determine whether the development in 
question operates at night (2200 to 0700). 
If the development operates at night, do 
screening test 2 to determine the potential 
for impact. 

Yes, the development may 
operate between 6am and 7am 

2. Test for 
maximum 
possible 
level of 
impact 

Do a noise prediction assessment, assuming 
the following meteorological conditions to 
represent the upper level of impacts: 
Non-arid areas (average annual rainfall 
≥500mm) 
• Temperature inversion strength: 

3oC/100m 
• Source to receiver drainage wind speed 

where applicable: 2m/s at 10m height 

Drainage wind is not applicable as 
the site and surrounds is flat. 
Therefore, by using the default 
values stated in Table D1 of INP 
Appendix D the noise level 
increase due to inversions is 1.5dB 
for a receiver distance of 750m. 
This is the furthest receiver 
distance considered in the 
assessment. Therefore, based on 
the requirements of the INP, 
further analysis of inversion 
effects is not required as the 
increase is under 3dB. 

 
 

8.3.2. Wind Effects 

The influence of wind effects was considered in accordance with the procedures described in 
the INP. Wind effects need to be assessed where wind is a feature of the area. Wind is 
considered to be a feature where source-to-receiver wind speeds of 3 m/s or below occur for 
30% of the time or more in any assessment period in any season. Monthly and annual wind 
roses for Yamba (annual shown in Appendix D) were obtained from the Bureau of Meteorology 
and reviewed for this occurrence. Based on the wind roses for Yamba, source-to-receiver wind 
speeds of 3 m/s or below do not occur for greater than 30% of the time and therefore 
corrections for wind effects is not applicable in accordance with the INP. 

 

8.4. Predicted Noise Levels – Day / Evening Period 

The calculation assumptions and predicted noise levels for the day and evening period are 
detailed below. Noise levels were predicted by spreadsheet calculation by applying distance loss 
from each noise source to the receiver, and calculated shielding reductions from intervening 
structures was included where applicable. The latest development plan was redesigned to 
employ the strategy of locating buildings to provide shielding to the nearest receivers, and then 
incorporating acoustic barriers where required. The acoustic barriers are identified on the 
development plan and detailed in Section 9 of this report. Sample calculation sheets are 
provided in Appendix E. 
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8.4.1. Day/Evening Onsite Activity Noise Assumptions 

The following parameters were used for day/evening noise calculations which are based on 
operational advice provided by Yamba Welding and Engineering. 

Table 9: Parameters used for Noise Calculations – Day/Evening Period 
 

Noise Source Description 

(Type  of Event) 

 
Noise  Source Location 

Daytime / Evening  Period 

(Events per  period) or (% of  period) 

Car door closure Nearest car park 16 events per 15 minute 

Car bypass Nearest car park 16 trips per peak 15 minute 
Approximated by TTM Traffic Engineers 

Car engine ignition Nearest car park 16 events per 15 minute 

Conversations Nearest car park / workshop 50% of the time 

Semi-trailer passby Nearest hardstand area / heavy 
vehicle access location 

2 per day (both assumed to occur within the same 
15-minute period) 

Semi-trailer idle Nearest hardstand area 70% of the time 

Unloading a delivery vehicle Nearest car park / business 2 events per semi-trailer passby 

Forklift operation YWE and refit bays 80% of the time 

Waste collection Waste storage area 1 collection per 15-minute period (waste collection 
rates for the development are outlined in Section 4 

Refrigeration vehicle Commercial /light industrial precinct 1 event per week 

Marine Travelift Launch & recovery basin or hardstand 100% of the time 

High pressure spray Paint and paint prep shed 25% of the time 

Workshop activities Inside of light industrial precinct 50% of the time 

YWE – welding and 
hammering / general noise 

Inside of YWE 80% of the time 

YWE – cutting aluminium with 
powered hand saw 

Inside of YWE 10% of the time 

YWE – cutting aluminium with 
guillotine 

Inside of YWE 10% of the time 

 

8.4.2. Day/Evening Noise Levels at Receivers 

Table 10 presents the predicted day and evening noise levels at nearby receivers. Predicted 
noise levels are based on implementation of the recommendations detailed in Section 9. 

Table 10: Predicted LAeq (15 minute) Noise Levels – Day/Evening Periods 
 

 
Re

ce
iv

er
  

 
Noise Source 

Predicted External 
Noise Level at 

Receiver, Leq dB(A) 
Free-field 

Complies with Criteria (PSNL): (Yes/No) 
following  noise control 

Day  35 dB(A) Evening  36 dB(A) 

 
 
 

1 

Car door closure 16 ✓ ✓ 

Car bypass 12 ✓ ✓ 

Car ignition 12 ✓ ✓ 

Conversations <10 ✓ ✓ 

Semi-trailer passby <10 ✓ ✓ 

Semi-trailer idle 11 ✓ ✓ 
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Noise Source 

Predicted External 
Noise Level at 

Receiver, Leq dB(A) 
Free-field 

Complies with Criteria (PSNL): (Yes/No) 
following  noise control 

Day  35 dB(A) Evening  36 dB(A) 

 Unloading a delivery vehicle <10 ✓ ✓ 

Forklift operation 13 ✓ ✓ 

Waste collection 17 ✓ ✓ 

Refrigeration vehicle <10 ✓ ✓ 

Marine Travelift 33 ✓ ✓ 

High pressure spray <10 ✓ ✓ 

Workshop activities 16 ✓ ✓ 

YWE – welding and hammering 17 ✓ ✓ 

YWE – cutting aluminium 17 ✓ ✓ 

YWE – cutting with guillotine 18 ✓ ✓ 

 
 
 
 
 
 
 
 
 
 
 

2 

Car door closure 13 ✓ ✓ 

Car bypass 15 ✓ ✓ 

Car ignition <10 ✓ ✓ 

Conversations <10 ✓ ✓ 

Semi-trailer passby 19 ✓ ✓ 

Semi-trailer idle 13 ✓ ✓ 

Unloading a delivery vehicle 10 ✓ ✓ 

Forklift operation 14 ✓ ✓ 

Waste collection 15 ✓ ✓ 

Refrigeration vehicle 13 ✓ ✓ 

Marine Travelift 29 ✓ ✓ 

High pressure spray 13 ✓ ✓ 

Workshop activities 20 ✓ ✓ 

YWE – welding and hammering 21 ✓ ✓ 

YWE – cutting aluminium 21 ✓ ✓ 

YWE – cutting with guillotine 22 ✓ ✓ 

 
 
 
 
 
 
 
 
 
 

3 

Car door closure 13 ✓ ✓ 

Car bypass 19 ✓ ✓ 

Car ignition <10 ✓ ✓ 

Conversations 13 ✓ ✓ 

Semi-trailer passby 19 ✓ ✓ 

Semi-trailer idle 16 ✓ ✓ 

Unloading a delivery vehicle 13 ✓ ✓ 

Forklift operation 17 ✓ ✓ 

Waste collection 15 ✓ ✓ 

Refrigeration vehicle 14 ✓ ✓ 

Marine Travelift 34 ✓ ✓ 

High pressure spray 15 ✓ ✓ 

Workshop activities 21 ✓ ✓ 

YWE – welding and hammering 21 ✓ ✓ 

YWE – cutting aluminium 21 ✓ ✓ 
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Noise Source 

Predicted External 
Noise Level at 

Receiver, Leq dB(A) 
Free-field 

Complies with Criteria (PSNL): (Yes/No) 
following  noise control 

Day  35 dB(A) Evening  36 dB(A) 

 YWE – cutting with guillotine 22 ✓ ✓ 

 
 
 
 
 
 
 
 
 
 
 

4 

Car door closure <10 ✓ ✓ 

Car bypass <10 ✓ ✓ 

Car ignition <10 ✓ ✓ 

Conversations 15 ✓ ✓ 

Semi-trailer passby 21 ✓ ✓ 

Semi-trailer idle 18 ✓ ✓ 

Unloading a delivery vehicle 15 ✓ ✓ 

Forklift operation 19 ✓ ✓ 

Waste collection 19 ✓ ✓ 

Refrigeration vehicle 22 ✓ ✓ 

Marine Travelift 32 ✓ ✓ 

High pressure spray <10 ✓ ✓ 

Workshop activities 17 ✓ ✓ 

YWE – welding and hammering 13 ✓ ✓ 

YWE – cutting aluminium 13 ✓ ✓ 

YWE – cutting with guillotine 14 ✓ ✓ 

 
 
 
 
 
 
 
 
 
 
 

5 

Car door closure 12 ✓ ✓ 

Car bypass <10 ✓ ✓ 

Car ignition <10 ✓ ✓ 

Conversations 14 ✓ ✓ 

Semi-trailer passby 21 ✓ ✓ 

Semi-trailer idle 18 ✓ ✓ 

Unloading a delivery vehicle 15 ✓ ✓ 

Forklift operation 19 ✓ ✓ 

Waste collection 29 ✓ ✓ 

Refrigeration vehicle 26 ✓ ✓ 

Marine Travelift 26 ✓ ✓ 

High pressure spray <10 ✓ ✓ 

Workshop activities 27 ✓ ✓ 

YWE – welding and hammering 17 ✓ ✓ 

YWE – cutting aluminium 17 ✓ ✓ 

YWE – cutting with guillotine 18 ✓ ✓ 

 
 
 
 
 

6 

Car door closure 12 ✓ ✓ 

Car bypass <10 ✓ ✓ 

Car ignition <10 ✓ ✓ 

Conversations 11 ✓ ✓ 

Semi-trailer passby <10 ✓ ✓ 

Semi-trailer idle 15 ✓ ✓ 

Unloading a delivery vehicle 12 ✓ ✓ 

Forklift operation 18 ✓ ✓ 
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Noise Source 

Predicted External 
Noise Level at 

Receiver, Leq dB(A) 
Free-field 

Complies with Criteria (PSNL): (Yes/No) 
following  noise control 

Day  35 dB(A) Evening  36 dB(A) 

 Waste collection 27 ✓ ✓ 

Refrigeration vehicle 16 ✓ ✓ 

Marine Travelift 31 ✓ ✓ 

High pressure spray <10 ✓ ✓ 

Workshop activities 23 ✓ ✓ 

YWE – welding and hammering 21 ✓ ✓ 

YWE – cutting aluminium 21 ✓ ✓ 

YWE – cutting with guillotine 22 ✓ ✓ 

 
The summary of daytime and evening noise predictions is as follows: 

 

• Noise levels are predicted to comply with the PSNL in all instances when the noise control 
recommendations detailed in Section 9 are applied. The noise control recommendations 
represent the most practical and minimum level of noise reduction measures to meet the 
project criterion. 

• The Travelift will require acoustic treatment to achieve the predicted noise level. 
Recommendations for acoustic treatment are detailed in Section 9. Further, it will be 
recommended that the Travelift is used during daytime hours only. 

Table 11 below present the total noise levels from all sources occurring simultaneously in a 
day/evening 15-minute period. It is unlikely that all noise sources would occur during the same 
15-minute period and therefore the following predictions represent the worst-case scenario. 

Table 11: Predicted Total LAeq (15 minute) Noise Levels – Day/Evening Periods 
 

 
Receiver 

 
Noise Source Predicted Total External Noise Level 

at Receiver, Leq 15min   dB(A) 

Complies with PSNL: 

Day/Evening (35/36dB) 

1 All sources combined 34 ✓ 

2 All sources combined 32 ✓ 

3 All sources combined 35 ✓ 

4 All sources combined 34 ✓ 

5 All sources combined 34 ✓ 

6 All sources combined 34 ✓ 

 
Total noise levels are predicted to comply with the PSNL with implementation of the noise 
control recommendations detailed in Section 9. 
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8.5. Predicted Noise Levels – Early Morning (6am to 7am) Period 

The calculation assumptions and predicted noise levels for the early morning period are 
detailed below. Noise levels were predicted by spreadsheet calculation by applying distance loss 
from each noise source to the receiver, and calculated shielding reductions from intervening 
structures was included where applicable. The acoustic barriers are identified on the 
development plan and detailed in Section 9 of this report. The sample calculation sheet is 
provided in Appendix E. 

8.5.1. Early Morning Onsite Activity Noise Assumptions 

The following parameters were used for the early morning (6am to 7am) period noise 
calculations which are based on operational advice provided by YWE. 

Table 12: Parameters used for Noise Calculations – Early Morning Period 
 

Noise Source Description 

(Type  of Event) 

 
Noise  Source Location 

Early Morning Time  Period 

(Events / 15 minute) or (% of hour) 

Car door closure Nearest car park 16 events per 15 minute 

Car bypass Nearest car park 16 trips per peak 15 minute 
Approximated by TTM Traffic Engineers 

Car engine ignition Nearest car park 16 events per 15 minute 

Conversations Nearest car park / workshop 50% of the time 

Semi-trailer passby No events No events 

Semi-trailer idle No events No events 

Unloading a delivery vehicle No events No events 

Forklift operation YWE and refit bays 80% of the time 

Waste collection No events No events 

Refrigeration vehicle No events No events 

Marine Travelift No events No events 

High pressure spray Paint and paint prep shed 25% of the time 

Workshop activities Inside of light industrial precinct 50% of the time 

YWE – welding and hammering 
/ general noise 

Inside of YWE 80% of the time 

YWE – cutting aluminium with 
powered hand saw 

Inside of YWE 10% of the time 

YWE – cutting aluminium with 
guillotine 

Inside of YWE 10% of the time 

 

8.5.2. Early Morning Noise Levels at Receivers 

Table 13 presents the predicted early morning noise levels at nearby receivers. Table 12 above 
outlines the noise sources that will not operate during this period and therefore have been 
excluded. Predicted noise levels are based on implementation of the recommendations detailed 
in Section 9. 
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Table 13: Predicted LAeq (15 minute) Noise Levels – Early Morning Period 

 
 Re

ce
iv

er
  

Noise Source 
Predicted External Noise 

Level at Receiver, Leq dB(A) 
Free-field 

Complies with Criteria: (Yes/No) 
following  noise control 

Early Morning  35 dB(A) 
 
 
 
 
 
 

1 

Car door closure 16 ✓ 

Car bypass 12 ✓ 

Car ignition 12 ✓ 

Conversation <10 ✓ 

Forklift operation 13 ✓ 

High pressure spray <10 ✓ 

Workshop activities 16 ✓ 

YWE – welding and hammering 17 ✓ 

YWE – cutting aluminium 17 ✓ 

YWE – cutting with guillotine 18 ✓ 

 
 
 
 
 
 

2 

Car door closure 13 ✓ 

Car bypass 15 ✓ 

Car ignition <10 ✓ 

Conversation <10 ✓ 

Forklift operation 14 ✓ 

High pressure spray 13 ✓ 

Workshop activities 20 ✓ 

YWE – welding and hammering 21 ✓ 

YWE – cutting aluminium 21 ✓ 

YWE – cutting with guillotine 22 ✓ 

 
 
 
 
 
 

3 

Car door closure 13 ✓ 

Car bypass 19 ✓ 

Car ignition <10 ✓ 

Conversation 13 ✓ 

Forklift operation 17 ✓ 

High pressure wash hose 15 ✓ 

Workshop activities 21 ✓ 

YWE – welding and hammering 21 ✓ 

YWE – cutting aluminium 21 ✓ 

YWE – cutting with guillotine 22 ✓ 

 
 
 
 
 
 

4 

Car door closure <10 ✓ 

Car bypass <10 ✓ 

Car ignition <10 ✓ 

Conversation 15 ✓ 

Forklift operation 19 ✓ 

High pressure spray <10 ✓ 

Workshop activities 17 ✓ 

YWE – welding and hammering 13 ✓ 

YWE – cutting aluminium 13 ✓ 

YWE – cutting with guillotine 14 ✓ 
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Noise Source 
Predicted External Noise 

Level at Receiver, Leq dB(A) 
Free-field 

Complies with Criteria: (Yes/No) 
following  noise control 

Early Morning  35 dB(A) 
 
 
 
 
 
 

5 

Car door closure 12 ✓ 

Car bypass <10 ✓ 

Car ignition <10 ✓ 

Conversation 14 ✓ 

Forklift operation 19 ✓ 

High pressure spray <10 ✓ 

Workshop activities 27 ✓ 

YWE – welding and hammering 17 ✓ 

YWE – cutting aluminium 17 ✓ 

YWE – cutting with guillotine 18 ✓ 

 
 
 
 
 
 

6 

Car door closure 12 ✓ 

Car bypass <10 ✓ 

Car ignition <10 ✓ 

Conversation 11 ✓ 

Forklift operation 18 ✓ 

High pressure spray <10 ✓ 

Workshop activities 23 ✓ 

YWE – welding and hammering 21 ✓ 

YWE – cutting aluminium 21 ✓ 

YWE – cutting with guillotine 22 ✓ 

 

Noise sources, which are expected to occur during the early morning period are predicted to 
comply with the criteria. The operational details were provided by YWE. Compliance is 
predicted based on inclusion of the recommendations detailed in Section 9. 

Table 14 below present the total noise levels from all sources occurring simultaneously in an 
early morning 15-minute period. It is unlikely that all noise sources would occur during the same 
15-minute period and therefore the following predictions represent the worst-case scenario. 

Table 14: Predicted Total LAeq (15 minute) Noise Levels – Early Morning Period 
 

 
Receiver 

 
Noise Source Predicted Total External Noise Level 

at Receiver, Leq 15min   dB(A) 

Complies with PSNL: 

Early  Morning/Night (35dB) 

1 All sources combined 25 ✓ 

2 All sources combined 28 ✓ 

3 All sources combined 29 ✓ 

4 All sources combined 24 ✓ 

5 All sources combined 29 ✓ 

6 All sources combined 28 ✓ 

 
Total noise levels are predicted to comply with the PSNL with implementation of the noise 
control recommendations detailed in Section 9. 
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8.6. Mechanical Plant 

As detailed plant selections are not available at this stage, it is not possible to carry out a 
detailed examination of the ameliorative measures that may be required to achieve the noise 
targets. Plant should be acoustically treated to achieve the criteria detailed in Section 7 to 
prevent noise emissions from adversely impacting the surrounding properties. This may include 
selecting the quietest plant possible, or treating the plant equipment with enclosures, barriers, 
duct lining and silencers, etc. 

A suitably qualified acoustic consultant should conduct a mechanical noise assessment once 
plant selections are finalised. Noise criteria compliance measurements should then be 
conducted after the equipment is installed. Such measures should also be conditioned in the 
Development Approval. 
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9. Recommendations 
Based on the results of the analysis presented in Section 8, the following recommendations 
should be implemented for predicted compliance with the noise criteria detailed in Section 7. 

9.1. Acoustic Barriers 

Acoustic barriers are required to reduce noise levels and will need to be implemented to 
achieve predicted compliance. The location and extent of the barriers are identified on the 
development plan and shown in Figure 5. The barrier details are as follows: 

a. Barriers are to achieve the minimum heights specified below and be relative to the 
finished pad level of the site. 

b. The barriers should have a minimum mass (surface density) of 12.5kg/m2 and be free of 
gaps and holes. Suitable materials include masonry, compressed fibre cement, lapped 
timber palings (with 40% overlap), Perspex, glass, earth mound, or any other 
appropriate material. 

Figure 5: Recommended Acoustic Barriers 

 

 

 
LEGEND 

Minimum 8m high solid 
wall 

 

Minimum 4.5m high 
acoustic barrier or 
building 

 

Minimum 3.8m high 
acoustic barrier 

 

Minimum 3.5m high 
acoustic barrier 
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9.2. Management Strategies 

The following management strategies are recommended to be implemented to minimise noise 
annoyance: 

a. Minimise heavy vehicle routes and industrial uses immediately adjacent to nearby 
residential receivers. Based on the analysis contained in this report, the current layout 
(shown in Appendix A) is compliant with this strategy. 

b. The marine Travelift must only be used between the hours of 7am – 6pm. 
 

c. Waste collection is to occur between the hours of 7am – 6pm. 
 

d. Surface finishes of car parking and hardstand areas must be low-squeal i.e. no polished 
or painted concrete, etc. 

e. Any grates or other protective covers in the car parks and access driveways must be 
rigidly fixed in position to eliminate clanging, and be maintained. 

 

9.3. Marine Travelift 

The marine Travelift will require specific acoustic treatment to achieve the predicted noise level. 
To achieve compliance at the nearest noise sensitive receivers, the Travelift will need to comply 
with a noise level of LAeq 73 dB when measured at 7m. It is recommended that the Travelift is 
designed and manufactured to achieve this decibel (dB) level and acoustically audited onsite 
once delivered. 

Based on the analysis of this report, the following acoustic treatments are recommended: 

a) Marine Travelift model 300-C II or 75BFM II inclusive of sound attenuation packages: 
Level 1 and Level 2. 

b) Addition of the ‘hospital grade muffler’ as mentioned by Marine Travelift in email 
correspondence shown in Appendix F. 

 
c) Machine is to be acoustically audited onsite after it is delivered from the 

manufacturer. 

Other Travelift’s may be suitable but would need to be reviewed by an acoustic consultant prior 
to use. Further acoustic treatment or redesign of noise barriers may be required if the design 
noise level of LAeq 73 dB measured at 7m cannot be achieved. 

 

9.4. Mechanical Plant 

Mechanical plant associated with the development should be designed to achieve compliance 
with the project specific criteria outlined in Section 7.3 for all plant as a combined noise level. 
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9.5. Light Industrial Precinct 

The following recommendations are made for buildings within the light industrial precinct, 
including but not limited to manufacturing, repair workshops, vehicle/boat hoists and lifts, 
cutting, drilling or hammering: 

• Operating hours between 6am and 6pm. 

• External walls are to be of a solid material with a minimum RW30 acoustic rating. Sheet 
metal either side of a stud with insulation or tilt up concrete panel are suitable forms of 
construction. 

• Anticon insulation or equivalent under sheet metals roofs. 

• Major openings (i.e. roller doors) should be located along the southern façade and minor 
openings (windows, access doors, etc.) on the east and west facades. It is proposed that the 
northern façade of the light industrial precinct will be a solid 8m high wall. 

 
 

9.6. Yamba Welding and Engineering Operations 

The following recommendations are made for Yamba Welding and Engineering operations: 

• Operating hours between 6am and 6pm. 

• External walls are to achieve a minimum RW30 acoustic rating. This can be achieved by 
sheet metal either side of a 64mm steel stud with minimum 10kg/m3 insulation between, 
tilt up concrete panel, or any other suitable construction. 

• Anticon insulation or equivalent under sheet metals roofs. 

• Provide rubber floor matting at the guillotine to soften impact of falling metal. 

• Openings located on east and west facades as per Figure 6. 

ITEM 14.074/17 - Page 82 of 193 



30 Site: Palmers Island Marine Park 
Reference: 15GCA0123 R01_6 

 

 

 
Figure 6: Recommended Location of Façade Openings for the YWE Shed 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
9.7. Paint Shed and Paint Prep Shed 

The following recommendations are made for the paint and paint prep shed: 

• Operating hours between 6am and 6pm. 

• External walls are to be of a solid material with a minimum RW30 acoustic rating. Sheet 
metal either side of a stud with insulation or tilt up concrete panel are suitable forms of 
construction. 

• Anticon insulation or equivalent under sheet metals roofs. 

• Openings located on the north facade as per Figure 7. 
 

Figure 7: Recommended Location of Façade Openings for the Paint and Paint Prep Shed 

 

Openings 

 
LEGEND 

 
Acceptable 
location of 
openings 

Openings 

 
LEGEND 

 
Acceptable 
location of 
openings 
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10. Conclusion 
An environmental noise assessment was conducted of the proposed marine park located at Lot 
2 DP598769 School Road, Palmers Island. The assessment was prepared for the purposes of a 
rezoning application. 

With inclusion of the recommendations detailed in Section 9, the development is predicted to 
comply with the noise criteria outlined in Section 7. 
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Appendix A Development Plan 
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Appendix B Unattended Noise Monitoring 
Graphs 
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Noise Survey - McConnells Lane, Palmers Island 
09/07/2016 
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Noise Survey - McConnells Lane, Palmers Island 
11/07/2016 
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Noise Survey - McConnells Lane, Palmers Island 
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39 Site: Palmers Island Marine Park 
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Appendix C Weather observations for Yamba 
during the ambient noise 
monitoring period 
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Appendix D Yamba Weather Station Wind 
Roses 
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Appendix E Sample Calculations 
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LAeq  15 minute – Day Period 
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LAeq  15 minute – Early Morning (6am to 7am) Period 
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Appendix F Travelift Noise Source Data and 
Marine Travelift Information 
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300C II Noise Test: 
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75BFM II Noise Test: 
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Calculation of source level for report predictions 
 

300C II model: 
 

 
 

75BFM II model: 
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APPENDIX H 
Transport and Traffic Assessment Report 
• Additional Report - 5 April 2017 
• Report 28 September 2016 
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5 April 2017 
Our Ref: 16GCT0106 
Your Ref: 

 
 

Attention:  Rob Donges 
 

Rob Donges - Planning Consultant 
via email 

 
 

Dear Rob, 
 

RE: Yamba Welding and Engineering - School Road, Palmers Island 
 

With reference to the traffic matters raised in the 15th of November 2016 Summary of the 8th of November 
2016 Clarence Valley Council Meeting, regarding the proposed development on Lot 2 DP598769, School Road, 
Palmers Island, TTM provides the following response. 

 
1. Access 

Consistent with Council’s commentary, the sight distance of the proposed access will need to be assessed as 
part of detailed design. 

 
2. Parking 

Council have maintained that the previous GFA of 26,500 m2 requires a minimum parking provision of 265 
parking spaces, based on a rate of 1 space per 100 m2 GFA, despite the development having an estimated peak 
site occupancy of 133 simultaneous persons. 

The GFA of traffic generating site uses has been revised to a total of 13,360m2, including 11,000m2 of Industry, 
360m2 of office, and 2,000m2 of TAFE. The revised parking requirements of the development are summarised 
in Table 1. 

Table 1: Revised Parking Requirements 
 

Use Type Use Area Rate Requirement 
Office Office 360 m2 1 space per 30m2 GFA 12 spaces 

 
 

Industry 

Light industrial 1,600 m2 1 space per 100m2 16 spaces 
Fabrication shed 5,000 m2 1 space per 100m2 50 spaces 

Refit shed 2,400 m2 1 space per 100m2 24 spaces 
Paint shed 1,000 m2 1 space per 100m2 10 spaces 

Paint preparation shed 1,000 m2 1 space per 100m2 10 spaces 

School TAFE 2,000 m2 
1 space per 2 staff and 

1 space per 20 students 5 spaces* 

TOTAL 13,360 m2  127 spaces 

*In accordance with the DCP, only 2 spaces would be required for the TAFE use, but 5 have been nominated 
 

The development is proposing to provide 127 parking spaces in order to comply with the DCP parking rates. 
 
 

TTM Consulting Pty Ltd 
ABN 65 010 868 621 

P  07 5514 8000 
E ttmgc@ttmgroup.com.au 

PO Box 930 
Sanctuary Cove QLD 4212 

ttmgroup.com.au 
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3. Service Vehicle Parking 

Council’s summary insinuates that TTM previously recommended that a provision of 29 service vehicles be 
provided in accordance with the DCP. This is incorrect, as TTM recommended that based on the expected 
servicing that 3 service bays be provided (1 AV and 2 HRV). 

Based on the revised GFA of 13,360m2, of which 11,000m2 is Industry use, the total required service vehicle 
provision under the DCP is summarised in Table 2. 

Table 2: Revised Service Vehicle Requirements 
 

Use Area Rate Requirement 

Industry 11,000 m2 
1 per 800m2 up to 8000m2 

1 per 1,000m2 thereafter 
13 Service Bays 

 

It is of TTM’s understanding that the expected servicing operations have not changed as part of the revised 
plan, being: 

• 2 SRV’s per day + 1 Extra SRV per week; 
• 1 HRV per week + 1 Extra HRV per month; 
• 1 AV per fortnight; and 
• 2 RCV per week, 

and hence TTM maintain that 3 service bays are adequate for the development. This being noted, the 
development design provides considerable amounts of hardstand area to allow for heavy vehicles to park 
where needed. TTM do not consider that providing a multitude of designated formal service bays in a 
centralised location is practical for the development. 

 
4. Traffic Impact at the Intersection of School Road and Yamba Road 

Council conclude that the previously prepared does not adequately demonstrate that the development’s 
impact is mitigated by the recommended turning treatments at the School Road / Yamba Road intersection. 
Council further states that roundabout treatment is likely to be required to cater to the likely traffic. 

TTM have undertaken an additional analysis of the upgrade options of the School Road / Yamba Road 
intersection to contrast the performance and likely land requirements. 

TTM’s proposed treatment would introduce an Auxiliary Left (AUL) and Channelised Right (CHR) treatment at 
the intersection. The concept design provided was based on the Yamba Road / Orion Drive intersection to the 
east. The recommended treatment would require minimal land acquisition and pavement widening to 
accommodate it. The proposed design allows for a single left turn vehicle to queue beside a right turning 
vehicle on School Road as illustrated in Figure 1. 

By comparison, a roundabout of sufficient size to cater to AV movements would require approximately a 30m 
diameter roundabout, comparable to the Yamba Road / Golding Street roundabout. This treatment would 
require considerably more land and pavement (especially to the south) as illustrated in Figure 2. 
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Figure 1: Turning from School Road 

 

Figure 2: Roundabout Configuration 
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TTM have assessed the performance of the treatments during the 2028 design horizon AM and PM peak hours 
with and without the development traffic. 

Although the number of generated trips would be slightly reduced under the revised site plan, for the sake of 
consistency, TTM have maintained the estimated peak hour trip generation of 63 AM peak hour trips, 62 PM 
peak hour trips. 

TTM have used SIDRA Intersection 7.0 to model and compare the options. The recommended treatment 
option has been modelled in SIDRA as illustrated in Figure 3. The roundabout option has been modelled in 
SIDRA as illustrated in Figure 4. 

 

Figure 3: Turning Lane Treatments Option 
 

Figure 4: Roundabout Option 

ITEM 14.074/17 - Page 115 of 193 



5 

 

 

A comparison of the 2028 performance is shown in Table 3. 
 

Table 3: Comparison of Treatment Options 
 

Scenario Treatment Degree 
of Saturation 

Average Delay Worst Level 
of Service 

95th  Percentile Critical Queue 
East North West 

Base 
2028 AM Peak 

Turn Lanes 0.593 3.5s E (north) 2.9m 14.3m 0.0m 
Roundabout 0.537 5.6s B (north) 38.0m 6.6m 35.6m 

Development 
2028 AM Peak 

Turn Lanes 0.709 4.3s F (north) 4.6m 18.1m 0.0m 
Roundabout 0.585 5.8s B (north) 41.4m 7.7m 41.1m 

Base 
2028 PM Peak 

Turn Lanes 0.458 2.5s D (north) 2.6m 12.2m 0.0m 
Roundabout 0.500 5.4 B (north) 33.5m 5.5m 29.4m 

Development 
2028 PM Peak 

Turn Lanes 0.682 4.1s E (north) 3.1m 19.8m 0.0m 
Roundabout 0.513 5.7s B (north) 36.3m 9.0m 31.3m 

 

A comparison of the Base and Development cases reiterates that the proposed development is likely to have 
a minimal impact on the performance of the School Road / Yamba Road intersection. The development itself 
does not trigger any additional treatment requirements. 

Although the turning treatment option maintains an acceptable Degree of Saturation during both the AM and 
PM peak hours, delays on the north approach, specifically the right turn, resulting in a Level of Service of D to 
F for the different scenarios. 

By contrast, the roundabout option provides additional capacity at the intersection and improves the 
performance of the north approach, but at the cost of increasing queuing and delays along the more trafficked 
Yamba Road. 

Based on the analysis, a roundabout treatment at the School Road / Yamba Road intersection is likely to be 
ultimate configuration, but will come at a considerable additional cost then providing auxiliary turning 
treatments at the intersection. 

It is likely that a staged approach, with the intersection initially upgraded with the recommended turning 
treatments, and upgraded to a roundabout in the future. The turning treatment upgrade can likely be housed 
within the existing road reserve boundaries, and hence could be constructed with minimal delay to address 
existing turning treatment warrants for the intersection. 

If Council’s projection of 5% PA growth is not materialised by the rate of development in the area, the 
roundabout upgrade may not be necessary within the design horizon of the development. 

TTM maintain that the previously recommended turning treatments at the intersection are appropriate to 
address existing treatment warrants, and should be constructed initially, with a view to upgrade the 
intersection to an ultimate roundabout configuration when needed in the future. 

Any upgrade of the School Road / Yamba Road intersection will benefit not only the proposed development, 
but also the existing school (by better separating bus turning movements) and improve the safety of through 
traffic, and hence it would be inappropriate to burden the development with the entire cost of any intersection 
upgrade. 
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TTM believe that the above information and recommendations are sufficient to address the traffic items raised 
in Council’s meeting summary, and therefore recommend that the amended development proposal be 
approved. 

Yours sincerely, 
 

Chris Wright 
Project Consultant 
TTM Consulting Pty Ltd 
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MOVEMENT SUMMARY 

 

 

 
Site: 101 [BaseAM2028 School - Turn Treatments] 

School Road / Yamba Road 
Giveway / Yield (Two-Way) 

Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 720 3.7   0.384 0.1 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 51 12.5   0.107 12.1 LOS B 0.4 2.9 0.68 0.87 48.2 

Approach 771 4.2   0.384 0.8 NA 0.4 2.9 0.04 0.06 58.6 

North: School Road 

7 L2 59 10.7   0.125 11.7 LOS B 0.4 3.2 0.66 0.85 48.9 

9 R2 44 0.0   0.593 82.7 LOS F 2.0 14.3 0.97 1.07 19.7 

Approach 103 6.1   0.593 42.2 LOS E 2.0 14.3 0.79 0.95 32.6 

West: Yamba Road 

10 L2 46 9.1   0.027 5.6 LOS A 0.0 0.0 0.00 0.57 50.6 

11 T1 724 6.7   0.394 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 771 6.8   0.394 0.4 NA 0.0 0.0 0.00 0.03 59.2 

All Vehicles 1644 5.6   0.593 3.2 NA 2.0 14.3 0.07 0.10 55.4 

 

MOVEMENT SUMMARY 

Site: 101v [BaseAM2028 School - Roundabout] 

School Road / Yamba Road 
Roundabout 
Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 720 3.7   0.523 5.0 LOS A 5.2 38.0 0.29 0.46 51.5 

6 R2 51 12.5   0.523 8.7 LOS A 5.2 38.0 0.29 0.46 53.3 

Approach 771 4.2   0.523 5.3 LOS A 5.2 38.0 0.29 0.46 51.7 

North: School Road 

7 L2 59 10.7   0.151 9.8 LOS A 0.9 6.6 0.73 0.80 49.3 

9 R2 44 0.0   0.151 13.0 LOS B 0.9 6.6 0.73 0.80 46.8 

Approach 103 6.1   0.151 11.2 LOS B 0.9 6.6 0.73 0.80 48.4 

West: Yamba Road 

10 L2 46 9.1   0.537 5.0 LOS A 4.8 35.6 0.30 0.46 50.2 

11 T1 724 6.7   0.537 5.2 LOS A 4.8 35.6 0.30 0.46 51.8 

Approach 771 6.8   0.537 5.2 LOS A 4.8 35.6 0.30 0.46 51.7 

All Vehicles 1644 5.6   0.537 5.6 LOS A 5.2 38.0 0.32 0.48 51.4 
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MOVEMENT SUMMARY 

 

 

 

Site: 101 [BasePM2028 School - Turn Treatments] 

School Road / Yamba Road 
Giveway / Yield (Two-Way) 

Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 674 5.8   0.364 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 48 13.0   0.094 11.3 LOS B 0.3 2.6 0.64 0.85 48.7 

Approach 722 6.3   0.364 0.8 NA 0.3 2.6 0.04 0.06 58.6 

North: School Road 

7 L2 59 7.1   0.112 10.8 LOS B 0.4 2.8 0.62 0.84 49.6 

9 R2 28 22.2   0.458 84.8 LOS F 1.5 12.2 0.96 1.04 19.1 

Approach 87 12.0   0.458 34.9 LOS D 1.5 12.2 0.73 0.90 35.5 

West: Yamba Road 

10 L2 39 0.0   0.021 5.5 LOS A 0.0 0.0 0.00 0.58 51.1 

11 T1 700 1.5   0.368 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 739 1.4   0.368 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 1548 4.3   0.458 2.5 NA 1.5 12.2 0.06 0.09 56.3 

 

MOVEMENT SUMMARY 

Site: 101v [BasePM2028 School - Roundabout] 

School Road / Yamba Road 
Roundabout 
Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 674 5.8   0.481 5.0 LOS A 4.5 33.5 0.23 0.45 51.7 

6 R2 48 13.0   0.481 8.6 LOS A 4.5 33.5 0.23 0.45 53.5 

Approach 722 6.3   0.481 5.2 LOS A 4.5 33.5 0.23 0.45 51.8 

North: School Road 

7 L2 59 7.1   0.127 9.1 LOS A 0.7 5.5 0.70 0.77 50.0 

9 R2 28 22.2   0.127 13.5 LOS B 0.7 5.5 0.70 0.77 45.6 

Approach 87 12.0   0.127 10.6 LOS B 0.7 5.5 0.70 0.77 48.8 

West: Yamba Road 

10 L2 39 0.0   0.500 4.9 LOS A 4.1 29.4 0.27 0.45 50.8 

11 T1 700 1.5   0.500 5.1 LOS A 4.1 29.4 0.27 0.45 52.2 

Approach 739 1.4   0.500 5.1 LOS A 4.1 29.4 0.27 0.45 52.1 

All Vehicles 1548 4.3   0.500 5.4 LOS A 4.5 33.5 0.27 0.47 51.7 
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Site: 101 [DevelopmentAM2028 School - Turn Treatments] 

School Road / Yamba Road 
Giveway / Yield (Two-Way) 

Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 720 3.7   0.384 0.1 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 80 9.2   0.170 12.4 LOS B 0.6 4.6 0.70 0.88 48.1 

Approach 800 4.2   0.384 1.3 NA 0.6 4.6 0.07 0.09 57.9 

North: School Road 

7 L2 65 11.3   0.139 11.8 LOS B 0.5 3.5 0.66 0.86 48.8 

9 R2 48 0.0   0.709 105.5 LOS F 2.6 18.1 0.98 1.11 16.7 

Approach 114 6.5   0.709 51.7 LOS F 2.6 18.1 0.80 0.96 29.7 

West: Yamba Road 

10 L2 74 5.7   0.042 5.6 LOS A 0.0 0.0 0.00 0.57 50.8 

11 T1 724 6.7   0.394 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 798 6.6   0.394 0.5 NA 0.0 0.0 0.00 0.05 58.9 

All Vehicles 1712 5.5   0.709 4.3 NA 2.6 18.1 0.09 0.13 54.1 

 

MOVEMENT SUMMARY 

Site: 101v [DevelopmentAM2028 School - Roundabout] 

School Road / Yamba Road 
Roundabout 
Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 720 3.7   0.548 5.1 LOS A 5.7 41.4 0.32 0.46 51.3 

6 R2 80 9.2   0.548 8.7 LOS A 5.7 41.4 0.32 0.46 53.3 

Approach 800 4.2   0.548 5.5 LOS A 5.7 41.4 0.32 0.46 51.6 

North: School Road 

7 L2 65 11.3   0.172 9.9 LOS A 1.0 7.7 0.75 0.81 49.2 

9 R2 48 0.0   0.172 13.1 LOS B 1.0 7.7 0.75 0.81 46.8 

Approach 114 6.5   0.172 11.3 LOS B 1.0 7.7 0.75 0.81 48.4 

West: Yamba Road 

10 L2 74 5.7   0.585 5.3 LOS A 5.6 41.1 0.41 0.48 49.8 

11 T1 724 6.7   0.585 5.5 LOS A 5.6 41.1 0.41 0.48 51.2 

Approach 798 6.6   0.585 5.5 LOS A 5.6 41.1 0.41 0.48 51.1 

All Vehicles 1712 5.5   0.585 5.8 LOS A 5.7 41.4 0.39 0.50 51.1 
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Site: 101 [DevelopmentPM2028 School - Turn Treatments] 

School Road / Yamba Road 
Giveway / Yield (Two-Way) 

Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 674 5.8   0.364 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 56 13.2   0.110 11.5 LOS B 0.4 3.1 0.65 0.86 48.6 

Approach 729 6.3   0.364 0.9 NA 0.4 3.1 0.05 0.07 58.4 

North: School Road 

7 L2 96 4.4   0.177 10.8 LOS B 0.6 4.4 0.63 0.84 49.7 

9 R2 46 15.9   0.682 102.0 LOS F 2.5 19.8 0.98 1.11 16.9 

Approach 142 8.1   0.682 40.5 LOS E 2.5 19.8 0.74 0.93 33.6 

West: Yamba Road 

10 L2 45 0.0   0.025 5.5 LOS A 0.0 0.0 0.00 0.58 51.1 

11 T1 700 1.5   0.368 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 745 1.4   0.368 0.4 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1617 4.2   0.682 4.1 NA 2.5 19.8 0.09 0.13 54.3 

 

MOVEMENT SUMMARY 

Site: 101v [DevelopmentPM2028 School - Roundabout] 

School Road / Yamba Road 
Roundabout 
Movement Performance - Vehicles 

Mov 
ID 

OD 
Mov 

Demand Flows Deg. Average Level of 
Satn  Delay Service 

v/c sec 

95% Back of Queue Prop.  Effective 
Queued Stop Rate 

per veh 

Average 
Speed Total HV 

veh/h % 

Vehicles Distance 

veh m 
 km/h 

East: Yamba Road 

5 T1 674 5.8   0.509 5.1 LOS A 4.9 36.3 0.31 0.46 51.2 

6 R2 56 13.2   0.509 8.7 LOS A 4.9 36.3 0.31 0.46 53.2 

Approach 729 6.3   0.509 5.4 LOS A 4.9 36.3 0.31 0.46 51.4 

North: School Road 

7 L2 96 4.4   0.203 9.3 LOS A 1.2 9.0 0.73 0.80 50.0 

9 R2 46 15.9   0.203 13.5 LOS B 1.2 9.0 0.73 0.80 46.0 

Approach 142 8.1   0.203 10.7 LOS B 1.2 9.0 0.73 0.80 48.9 

West: Yamba Road 

10 L2 45 0.0   0.513 4.9 LOS A 4.4 31.3 0.30 0.46 50.7 

11 T1 700 1.5   0.513 5.1 LOS A 4.4 31.3 0.30 0.46 52.0 

Approach 745 1.4   0.513 5.1 LOS A 4.4 31.3 0.30 0.46 51.9 

All Vehicles 1617 4.2   0.513 5.7 LOS A 4.9 36.3 0.34 0.49 51.4 
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1. Introduction 

1.1. Background 
TTM Consulting has been engaged by Yamba Welding and Engineering Pty Ltd to prepare a traffic 
engineering report investigating a proposed Marine Industrial Park at Palmers Island. It is 
understood that a Development Application was lodged with Clarence Valley Council (CVC). 
Clarence Valley Council issued a review of Issue One of this transport and traffic assessment 
requiring an amendment to the TIA of this report. 

Upon discussion with Council, it was decided that a 5% background growth rate needs to be 
used as Council believe that the Palmers Island area has undergone a significant change in traffic 
conditions. 

 

1.2. Scope 
This report investigates the transport aspects associated with the proposed development. The 
scope of the transport aspects investigated includes: 

• Parking supply required to cater for development demand; 

• Parking layout to provide efficient and safe internal manoeuvring; 

• Identification of likely traffic volumes and traffic distribution from the future development; 

• Identification of likely traffic impact of development on the public road network; 

• Access configuration to provide efficient and safe manoeuvring between the site and the 
public road network; 

• Internal road layout to provide efficient and safe internal manoeuvring for service vehicles; 

• Suitability of access and internal facilities to provide for pedestrian and cyclist operation; 

• Access to suitable level of public transport; and 

• Internal road hierarchy to cater for lot access, vehicle design speeds and road user amenity 
requirements. 

To assess the proposed transport arrangements, the development plans have been assessed 
against the following guidelines and planning documents: 

• The Northern Rivers Local Government Development Design and Construction Manual; and 

• Australian Standard 2890. 
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1.3. Site Location 
The site is located at School Road Palmers Island NSW 2463, near the intersection of School Road 
and McConnells Lane, as shown in Figure 1.1. The property description is Lot 2 on DP598769. 
The site has road frontages to School Road and McConnells Lane, and is currently unoccupied. 

 

Figure 1.1: Site location 
 

1.4. Current Site Use 
The site is currently unoccupied with an unformed road access. 

ITEM 14.074/17 - Page 129 of 193 



7 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

 

2. The Proposed Development 

2.1. Development Profile 
The proposed Marine Industrial Park development for the site area is not finalised, but is 
presumed to comprise of: 

►   Construction of foreshore infrastructure and site earthworks 
►   Construction of Yamba Welding & Engineering Shed Administration 
►   Construction of International Marine Servicing & Fitting and Sandblasting 
►   Construction of Associated Industries 

 
The development plan for the site is included in Appendix A. 

 
2.2. Access 
The development plan includes the following access arrangements: 

 

• School Road Access located at the eastern side of the subject site. The characteristics of this 
access include: 

- AS2890.2 compliant drive way access for entrance of an AV; 

- 21.5m wide at the property boundary; 

- Priority control; and 

- Inbound/outbound, all turns, Left-in/left-out turns permitted 
 

2.3. Parking 
The development proposal includes the following parking supply: 

 

• 131 staff spaces, which are located on-grade; and 

• 2 visitor/general spaces, which are located on-grade. 

Additional parking will be provided on site if staff or TAFE student numbers exceed expectations. 
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3. Existing Transport Infrastructure 

3.1. The Road Network 
The majority of roads in the immediate vicinity of the site are administered by Clarence Valley 
Council, the exceptions being Yamba Road. The hierarchy and characteristics of roads in the 
immediate vicinity of the site are shown below in Table 3.1. 

Table 3.1: Local Road Hierarchy 
 

Road Speed 
Limit 

Lanes Classification Road 
Authority 

Yamba Road 60kph 2 (undivided) Arterial CVC/RMS 

School Road 60kph 2 (undivided) Local Road CVC 

River Road 60kph 2 (undivided) Local Road CVC 

Yamba Street 60kph 2 (undivided) Local Road CVC 
 
 

School Road has a 7m wide carriageway at the site frontage. The intersection of School Road 
and Yamba Road is a priority controlled intersection, with a stop control. 

 

3.2. Road Planning 
TTM have investigated the planning of the future road network in the vicinity of the subject site 
and it is understood that there are currently no known plans. It is understood that no land 
dedication is required in the vicinity of the site. Council and RMS have not specified any other 
works in the vicinity of the site which will impact upon or be impacted by the proposed 
development. 

 

3.3. Public Transport and Pedestrian Facilities 
Palmers Island Coach Stop serviced by ‘Maclean service’ and ‘NSW TrainLink’ is located 
approximately 1,600m to the access of the site, with regular services to Yamba – Grafton utilising 
Yamba Road. 

No formal pedestrian footpaths are located on either side of School Road, and no dedicated on- 
street or off-street cycle lanes are located in the vicinity of the site. 
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4. Car Parking Arrangements 

4.1. Council Parking Supply Requirement 
Council parking requirements for this type of development are identified in Table 4.1. 

 
Table 4.1: Parking Supply Requirement 

 

Land Use Council Requirement Extent Requirement 
Industrial 1 space per 100m2 26,500m2 GFA 265 

Total   265 Spaces 
 
 

TTM consider that Council’s parking rate overestimates the likely parking demand of the site. 
TTM believe that it is unreasonable to calculate the parking demand of this development based 
on GFA only. The projects expected to be undertaken by the development involve large scale 
boats, requiring considerable amounts of GFA with low employee density. It is therefore 
considered more appropriate to calculate parking demand on expected staff numbers. 

 
4.2. Estimated Practical Parking Demands 
Due to the unique nature of the development, it is of TTM’s professional opinion that the parking 
requirement for the proposed development is more appropriately calculated based on 
estimated peak simultaneous staff attendance, as shown below in Table 4.2. 

Table 4.2: Practical Parking Supply Demand 
 

Facility Extent Parking Demand 
Industrial 116 staff 116 
TAFE - Enrolees 

- Visitor 
15 enrolees 
2 visitors 

15 
2 

Total  133 Spaces 
 
 

The practical parking requirement is based on the estimated peak of 133 simultaneous persons 
at the development. The parking demand calculation assumes all persons drive a car to the 
development, even though some carpooling is likely to occur. Hence, the calculated parking 
demand is a conservative figure. The development is proposing to construct the 133 required 
spaces as necessary. 

It is noted that additional parking can be constructed and accommodated on the site if the staff 
and/or TAFE students exceed the levels above. Any future expansions of the site that would 
increase the site considerably beyond the levels above would be subject to a subsequent 
development application, with additional parking requirements to be assessed at that time. 

A minimum of 3 PWD spaces should be provided on-site in convenient locations close to building 
entrances. 
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4.3. Car Park Layout 
Table 4.3 identifies the characteristics of the proposed parking area with respect to the Council 
and Australian Standard requirements. The development has not detailed proposed parking 
layouts and hence TTM recommend that the design be consistent with the requirements as set 
out below in Table 4.3. 

Table 4.3: Parking Design Requirements 
 

Design Aspect Council Requirements Alternative Requirement 
(AS2890.1) 

Parking space length:   

− Standard bay 5.4m (min) 5.4m (min) 
− Parallel bay 6.0m (min) 5.9m (min) 
− Motorcycle bay 2.5m (min) 2.5m (min) 

− Tandem bay 10.8m (min) 10.8m (min) 

− Enclosed garage 6.0m (min) 6.0m (min) 

Parking space width:   

− Staff 2.4m (min) 2.4m (min) 
− Residential 2.6m (min) 2.4m (min) 
− Visitor 2.6m (min) 2.6m (min) 

− Parallel bay 2.4m (min) 2.1m (min) 

− Motorcycle bay 1.35m (min) 1.2m (min) 

− Tandem bay 2.4/2.6m (min) 2.4/2.6m (min) 

− Enclosed garage 3.0m opening /3.2m 
internal (min) 

3.0m (min) 

Garage door width 3m 3m 

Aisle Width:   
Parking aisle 6.2m (min) 5.8m (min) 
Circulation aisle/ramp 6.5m (min) 5.8m (min) 
Access to parallel bays   
Access to garages   

Parking envelope clearance - 
Column intrusion 

0.2m into bay within 0.6m 
of front of bay 

0.25m into bay within 0.3m & 0.2m into 
bay within 1.2m of front of bay 

Parking envelope clearance - 
Column adjacent to bay 

Located between 0.8m and 
1.8m of aisle 

Located between 0.75m and 1.75m of 
aisle 

Parking envelope clearance – 
space adjacent to wall 

Space 0.3m clear of wall Space 0.3m clear of wall 

Maximum Gradient:   
PWD parking 1:40 (2.5%) 1:40 (2.5%) 
Parking bay 1:15 (6.7%) 1:20 (5.0%) 
Parking aisle 1:20 (5.0%) 1:16 (6.25%) 
Ramp 1:6 (16.7%) 1:5 (20%) 

Maximum Ramp Transitions 1:12.5 (8%) 1:8 (12.5%) summit 
1:6.67 (15.0%) sag 

Height Clearance   
General Min. 2.3m 2.2m (2.3m PWD) 
Over PWD bay 2.5m 2.5m 
Absolute Min. 2.1m NA 

Parking Aisle Extension 2m beyond last bay or 8.0m 
aisle width 

1m beyond last bay 
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5. Existing Traffic Volumes 

5.1. Peak Hour 
TTM Data conducted an intersection movement survey at the Yamba Road / School Road 
intersection, from 07:00 to 09:30am Wednesday the 11th and 14:30 to 18:00 pm on Tuesday 10th 

of September 2013. The peak hours were found to be 08:15 to 09:15 am and 14:45 to 15:45 
pm. The results of the surveys are shown below in Figure 5.1 and Figure 5.2. 

The survey results indicate that the AM / PM peak hour traffic volumes on School Road adjacent 
to the subject site are in the order of 91 vph / 80 vph. Heavy vehicle (i.e. non-car) content on 
School Road was approximately 8.4%. 

 
Figure 5.1: AM Survey Results 

ITEM 14.074/17 - Page 134 of 193 



12 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

 

 
Figure 5.2: PM Survey Results 

 
5.2. Daily Traffic 
From the above peak hour data TTM has estimated the daily traffic volume as the average peak 
hour volume on each route (entering and leaving traffic) multiplied by 10. The two-way daily 
traffic volumes on the existing roads are therefore as shown below in Table 5.1. 

Table 5.1: Existing Daily Traffic Volumes 
 

Road Segment Daily Volume 
School Road North of Yamba Road 910 vpd 

Yamba Road East of School Road 7,100 vpd 

Yamba Road West of School Road 7,010 vpd 
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It is understood that Clarence Valley Council have undertaken traffic counts between Friday the 
3rd of June 2016 and Friday the 17th June 2016 which indicate weekday daily traffic volumes of 
566 vehicles and weekend daily traffic volumes of 298. Council’s data implies that TTM’s initial 
estimate of School Road’s daily volume is overly conservative, with the volumes likely being 
inflated during peak hours due to the existing school. 

 
5.3. River Road Volumes 
To the south-west, the housing off of River road produces traffic volume into the network. TTM 
had no traffic counts of the intersection of Yamba Road and River Road. Thus, the traffic volume 
has been estimated of the housing to the west by counting the total number of houses and 
multiplying that figure by generation rates. 

The Roads & Maritime Services, in their Technical Direction TDT2013 04a provide updated traffic 
generation estimates for low density residential dwellings. The 2010 surveys indicate that 
average weekday trip generation is 7.4 daily trips per dwelling, 0.71 AM peak hour trips per 
dwelling, and 0.78 PM peak hour trips per dwelling. 

Application of these rates were used for the housing off of River Road, while ‘ITE Trip Generation 
9th Edition’ was used to determine the peak hour rates. The estimated traffic volume produced 
by the housing is displayed in Table 5.2 below. 

Table 5.2: Traffic Volume of Housing off River Road 
 

 
Source 

 
Dwellings 

 
Rates 

Vehicle Trip Generation Rates 

Weekday AM 
Total 

PM 
Total 

AM 
in 

AM 
out 

PM 
in 

PM 
out 

RMS Technical 
Direction 
(With ITE 

Distribution) 

 
62 

Dwellings 

Generation 
Per Dwelling 7.4 0.71 0.78 25% 75% 63% 37% 

Resulting 
Trips 459 trips 44 

trips 
48 

trips 
11 

trips 
33 

trips 
30 

trips 
18 

trips 
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6. Estimated Future Transport Demands 

6.1. Development Scenarios 
Upon discussion with Council it was agreed that a compound growth rate of 5% would be 
adopted to reflect background traffic growth. The proposed compound growth over a 15-year 
period to 2028 represents a more than doubling of surveyed 2013 volumes. 

The base 2028 volumes derived are assumed to cater to all additional future development in the 
area, including expansions to the Palmer’s Island School, and the approved caravan park. 

TTM has identified three assessment periods for the road network as follows: 
 

• Current (2013) Traffic Scenario: 

This scenario includes the 2013 traffic volumes modelled over the existing road network. 
This analysis has been performed for both the AM and PM Peaks. 

• Opening Year (2018) Traffic Scenario: 

This analysis incorporates a 5% per annum increase in the background traffic volume for a 
period of 5 years from the most recent surveys (2013). For the base case scenario, the 
existing road network has been analysed. While for the development scenario, the 
development traffic volumes were added to the network. 

• Design Year (2028) Traffic Scenario: 

This analysis incorporates a 5% per annum increase in the background traffic volume for a 
period of 10 years past the opening year. 

 

6.2. Estimated Traffic Generation 
 

6.2.1. Existing Traffic 

The current use on the site generates 0 vehicles per day. 
 

6.2.2. Proposed Development Traffic Volume 

Rates from the ITE’s ‘Trip Generation 9th Edition Handbook’ have been adopted used to estimate 
the traffic generated by the proposed development during peak hour periods. The estimated 
generation of the development generated traffic is shown in Table 6.1. 

Table 6.1: Traffic Generation 
 

 
Source 

 
Employees 

 
Rates 

Vehicle Trip Generation Rates 

Weekday AM 
Total 

PM 
Total 

AM 
in 

AM 
out 

PM 
in 

PM 
out 

 

ITE 

 
133 

Employees 

Generation Per 
Employee 3.34 0.47 0.46 86% 14% 20% 80% 

Resulting Trips 445 trips 63 
trips 

62 
trips 

54 
trips 

9 
trips 

12 
trips 

50 
trips 
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It is estimated that the proposed development will generate 63 AM peak hour trips, 62 PM peak 
hour trips, and 445 daily trips. 

The distribution of development generation traffic is based: 
 

• 86% of development traffic inbound during the AM Peak, with the remaining 14% outbound 

• 20% of development traffic inbound during the PM Peak, with the remaining 80% outbound 

• The remaining traffic movements are based on corresponding movements in the survey 
data. 

 

6.3. Opening Day (2018) Base Traffic Demands 
Figure 6.1 and Figure 6.2 show the opening day (2018) base traffic demands, based on an 
application of an annual growth rate of 5% for a period of 5 years (i.e. 5 years past the date of 
the traffic surveys) to the 2018 traffic survey volumes. 

 
Figure 6.1: Estimated 2018 AM Peak Hour Traffic, Without Development (5%pa growth) 

 
 

Figure 6.2: Estimated 2018 PM Peak Hour Traffic, Without Development (5%pa growth) 
 
 

6.4. Opening Day (2018) Project Traffic Demands 
The opening day project case scenario is obtained by the addition of the developments traffic 
generation shown in Table 6.1 to the base traffic volumes shown in Figure 6.1 and Figure 6.2. 
The expected resulting traffic movements are shown in Figure 6.3 and Figure 6.4. 
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Figure 6.3: Estimated 2018 AM Peak Hour Traffic, With Development (5%pa growth) 
 

Figure 6.4: Estimated 2018 PM Peak Hour Traffic, With Development (5%pa growth) 
 

6.5. Future (2028) Base Traffic Demands 
Figure 6.5 and Figure 6.6 show the future (2028) base traffic demands, based on an application 
of an annual growth rate of 5% for a period of 15 years (i.e. 10 years past an assumed 2018 
completion date of the project) to the 2028 traffic volumes. 

 
Figure 6.5: Estimated 2028 AM Peak Hour Traffic, Without Development (5%pa growth) 

 

Figure 6.6: Estimated 2028 PM Peak Hour Traffic, Without Development (5%pa growth) 
 

6.6. Future (2028) Project Traffic Demands 
The future project case scenario is obtained by the addition of the developments traffic 
generation shown in Table 6.1 to the base traffic volumes shown in Figure 6.5 and Figure 6.6. 
These expected traffic movements are shown below. 
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Figure 6.7: Estimated 2028 AM Peak Hour Traffic, With Development (5%pa growth) 
 
 

Figure 6.8: Estimated 2028 PM Peak Hour Traffic, With Development (5%pa growth) 
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7. Road Network Performance 
Potential impacts of the proposed development on the Yamba Road intersections have been 
assessed using a network model in SIDRA Intersection 6.1. 

The analysis considered a 10-year design horizon up to the year 2028. RMS (formerly RTA) in 
their document, Guide to Traffic Generating Developments, specifies acceptable degrees of 
saturations (DOS) and acceptable Levels of Service (LOS) that intersections should operate 
below. These practical limits are a DOS of 0.8 for giveway and stop sign intersections, and a LOS 
of D. 

 

7.1. Analysis of Yamba Road/River Road and Yamba Road/School 
Road Intersections 

7.1.1.       Analysis Results 

The SIDRA network layout identified for these intersections is shown in Figure 7.1. 

Figure 7.1: Network Layout 

 
Table 7.1 summarises of the outputs for the various traffic cases applied to the intersections. 
The detailed outputs for this analysis are provided in Appendix B. 
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Table 7.1: Summary of Sidra Outputs 

 

Network Intersection 
(Yamba Road 
with...) 

Degree of 
Saturation 

Average 
Delay 

Level of 
Service 

95th Percentile 
Critical Queue (m) 

East North West 
BaseAM2013 River Road 0.194 0.5 A 0.5 1.0 0.0 

School Road 0.205 1.2 B 2.0 1.9 0.0 
BasePM2013 River Road 0.188 0.5 A 1.1 0.5 0.0 

School Road 0.194 1.1 B 1.8 1.7 0.0 
BaseAM2018 River Road 0.249 0.6 B 0.7 1.6 0.0 

School Road 0.265 1.4 C 3.1 3.0 0.0 
BasePM2018 River Road 0.240 0.6 B 1.7 0.8 0.0 

School Road 0.251 1.3 C 2.9 2.6 0.0 
DevelopmentAM2018 River Road 0.259 0.6 B 0.8 1.6 0.0 

School Road 0.295 2.0 C 6.3 3.7 0.0 
DevelopmentPM2018 River Road 0.248 0.6 B 1.8 0.8 0.0 

School Road 0.258 2.0 C 3.6 5.0 0.0 
BaseAM2028 River Road 0.411 1.1 D 2.7 5.6 0.0 

School Road 0.489 3.3 E 14.0 13.6 0.0 
BasePM2028 River Road 0.402 1.1 C 6.6 2.6 0.0 

School Road 0.433 2.7 E 11.7 10.8 0.0 
DevelopmentAM2028 River Road 0.414 1.2 D 2.9 6.0 0.0 

School Road 0.584 4.5 F 23.1 17.2 0.0 
DevelopmentPM2028 River Road 0.413 1.2 C 7.0 2.7 0.0 

School Road 0.594 4.1 F 13.8 19.6 0.0 
 
 

The DOS results of Table 7.1 indicate that there is sufficient capacity within the existing 
intersection to cater for the traffic increase to 2028 both with and without the development. 
The LOS however results of the Yamba Road / School Road intersection exceed the desirable 
maximum of LOS D during both 2028 with and without the development scenarios. 

 

7.2.        Analysis Conclusions 
The analysis has revealed that both the intersections will operate under the acceptable levels of 
DOS specified in the ‘RMS Guide to Traffic Generating Developments’ up to a design year of 2028. 
The LOS in the 2028 scenarios for the Yamba Road / School Road intersection, regardless of the 
development’s inclusion, exceeds the acceptable level noted in RMS’ Guide to Traffic Generating 
Developments indicating that an upgrade would be required prior to 2028 to address this. 

In the Austroads ‘Guide to Road Design, Part 4A: Unsignalised and Signalised Intersections’, 
turning warrants are provided to assist in determining if a turn treatment should be provided at 
an intersection. The traffic volumes for the AM (higher volumes) 2018 with no development and 
future case, 2028, with no development have been overlayed over the warrants in order to 
determine the necessity of a turn treatment at the Yamba Road / School Road intersection. 
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Figure 7.2: Warrants for Turn Treatments without Development 

 
 

Figure 7.3: Warrants for Turn Treatments for 2028AM with Development 
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Figure 7.2 and Figure 7.3 indicate that the Yamba Road/School Road intersection warrants a 
short auxiliary left turn lane (AUL(S), refer to Figure 7.5) and a full length channelised right turn 
lane (CHR, refer to Figure 7.4) be provided by 2018, and both a full length auxiliary left turn lane 
(AUL, refer to Figure 7.6) and CHR provided by 2028, regardless of the development. 

Currently, the Yamba Road/School Road intersection only features a basic left turn (BAL) and 
basic right turn (BAR) treatment. Based on 2018 volumes, the treatment warrants for a CHR and 
a AUL(S) are already met (refer Figure 7.2) and hence, the intersection should be upgraded 
regardless of the development. 

The development does not trigger any higher turn treatment warrants when compared to the 
base volumes. Any upgrade of the intersection will benefit not only the proposed development, 
but also the existing school (by better separating bus turning movements) and improve the 
safety of through traffic. The bus stop opposite the intersection may have to be relocated east 
or west to accommodate any intersection treatment. 

The turn treatment designs for the CHR, AUL(S) and AUL are as follows: 
 

Figure 7.4: Channelised Right Turn (CHR) On A Two-lane Road 
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Figure 7.5: Rural AUL(S) Treatment with A Short Left-turn Lane 

 
Figure 7.6: Auxiliary Left-turn Treatment (AUL) On A Rural Road 
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8. Site Access Arrangements 
Access Driveway 

 
The development has not detailed proposed access layouts and hence TTM recommend that the 
design be consistent with the requirements as set out below in Table 8.1. 

Table 8.1: Typical Driveway Requirements for the School Road Access 
 

Design Aspect AS2890 Requirements 
Distance from a minor intersection 6m 
Distance from another driveway 3m 
Sight Distance Ideally 83m for 60kph, or 65m as an absolute minimum 
Design Type Figure 3.2 AS 2890.2 - 2002 
Width/ Entry and Exit Widths 10.0m 
Minimum Queuing Provisions 5 cars 
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9. Service Vehicle Arrangements 
To assess the required number of service bays for the development, TTM has referred to the 
Clarence Valley Council requirements for service vehicles. Other service vehicle provisions are 
generally in accordance with AS2890.2. 

 

9.1. Council Requirements 
The proposed development includes Industrial uses. For the development, totalling 
approximately 26,500m2, Council requires the following: 

Table 9.1: Service Bay Demand 
 

Land Use Rate Area Service Bay Demand 
Industrial, Storage and 
Wholesale 

1 per 800m2  GFA up to 8000m2 8,000m2 GFA 10 

1 per 1,000m2  GFA thereafter 18,500m2 GFA 18.5 
 Total 29 

 

9.2. Estimated Service Vehicle Traffic Generation 
The Council requirements are very impractical considering the actual delivery requirements by 
the development for its unique use. The service vehicle requirements have been estimated by 
TTM based on practical operational requirements of the site. Typically, for a mixed use 
development, it is appropriate to identify the service vehicle requirements for each individual 
use and then supply the maximum requirement for any individual use to provide for the full 
development. This can be achieved through the provision of a managed bay and through the 
demand share available through the various peak service vehicle requirements for each use. The 
servicing requirements for the development are as follows: 

• 2 SRV’s per day + 1 Extra SRV per week; 
• 1 HRV per week + 1 Extra HRV per month; 
• 1 AV per fortnight; and 
• 2 RCV per week. 

Therefore, in worst case scenario, the site would need 3 SRV bays, 4 HRV bays and 1 AV bay if 
all delivery vehicles were to show up at the same time. This is considered highly unlikely. On 
average, the amount of service vehicles to visit the site per day is 2.67. Therefore, TTM 
recommends that one AV bay and two HRV bays be provided as a conservative measure. This 
allows the three largest vehicles to all park if they were, in the very unlikely situation, to arrive 
simultaneously to the development. 

 

9.3. Proposed Service Vehicle Arrangements and Their Adequacy 
The development proposal sought to include three service vehicle bays, suitable to cater for the 
larger vehicle requirements. The existing site conditions are considered adequate for the 
proposed development. All internal onsite design complies with 2890.2-2002 Parking Facilities 
Part 2 Off-street Commercial Design. 
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The existing Yamba Road/School Road Intersection, with only basic turn treatments provided, is 
not suitable to cater to the required heavy vehicle movements. 

TTM have assumed that the Yamba Road/School Road Intersection will be upgraded in line with 
the turning warrants previously outline, and hence TTM have undertaking AV swept paths on an 
assumed upgraded intersection layout (providing CHR and AUL treatments). The AV swept path 
movements on the upgraded intersection layout are shown in Figure 9.1 and Figure 9.2. 
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Figure 9.1: AV Swept Path Turns (East) 
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Figure 9.2: AV Swept Path Turns (West) 
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10. Active Transport 

10.1. Public Transport 
Access to public transport from the site is considered poor, due to the presence of only a bus 
stop 1600m to the south of the site connecting to surrounding suburbs. TTM has produced a 
graphical diagram outlining the key public transport provisions available for the site. This is 
shown in Figure 10.1. 

 
Figure 10.1: Distance to Bus Stop 

As can be seen in the above diagram, the site is positioned approximately 1,600m walking 
distance to the local bus stop servicing bus routes around the Grafton and Yamba area and an 
occasional service up to Byron Bay. TTM consider the public transportation provisions in the 
vicinity of the site will fulfil the site's low demand for such facilities as it is unlikely to be utilised. 
The bus service is also unlikely to run past the development in the foreseeable future as there is 
very limited housing further north past the development. 

 

10.2. Pedestrian Access 
Pedestrian access to the site is considered poor with no pedestrian access points available along 
the site frontage. The main pedestrian issue with the proposed development will be the lack of 
footpaths. This will not significantly affect the development as public transport doesn’t reach 
walking distance of the development. 

 

10.3. Cyclist Requirements 
The site has access to no cycling facilities, with no dedicated on-street and off-street cycle lanes 
located nearby. 
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11. Developer Contributions 

11.1. State Controlled Roads 
Yamba Road is classified as a Regional Road (gazetted road number 152). Regional Roads 
perform an intermediate function between the main arterial network of State Roads and council 
controlled Local Roads. RMS provides financial assistance to councils for the management of 
their Regional Roads. Any proposed upgrades to Yamba Road therefore will require referral to 
RMS. 

It is noted that some vehicles from the development may utilise the State Controlled Road Pacific 
Highway to the west of the site. Considering the low traffic demand of the site, the development 
is unlikely to have any significant impact to the overall state road network. As such no additional 
contributions to the State Road Network are considered to be warranted. 

 

11.2. Council Roads 
Although it is identified that the Yamba Road / School Road intersection will require amelioration 
in order to improve level of service of the intersection, this requirement occurs regardless of the 
proposed development’s inclusion. Austroad’s turning treatment warrants identify that by 2018, 
AUL and CHR type turn treatments should be provided at the Yamba Road / School Road 
intersection. The development’s contribution to the already warranted upgrade should be 
limited to the associated ‘bring forward’ costs of any upgrade. 
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12. Summary and Conclusions 

12.1. Development Access 
The access is recommended as a 21.5m wide intersection capable of servicing an AV with 
compliance under AS2890.2. This will allow the forward gear ingress and egress of the largest 
required service vehicle of the site. Also, the development access will have to provide a 
minimum of 5 cars queueing provision. 

 

12.2. Car Parking Arrangements 
The proposed parking supply for the site is generally consistent with Clarence Valley Council 
accepted parking requirements. It is proposed that a reduced parking supply will be provided 
for the site based on a first principal calculation from total employees; which is considered 
acceptable given the usage of the site, advice from potential operators of the facility and the 
operational characteristics of the site. The car park layouts, as a minimum, will comply with 
AS2890.1 requirements. 

 

12.3. Impact on Surrounding Road Network 
The existing intersection of Yamba Road/School Road warrants that turning treatments be 
provided. The assessment of the proposed development indicates that the development will not 
have a significant impact on the future road network. As such, the mitigating road works already 
required on the Yamba Road/School Road intersection ought to be covered by Council. 

 

12.4. Service Vehicle Arrangements 
Servicing for this development will be facilitated in a designated loading area accessed off School 
Road. Service vehicles demands for the various uses of the site will be managed in a way to share 
the use of the loading areas. The largest design vehicle, a 19m AV, should be able to manoeuvre 
on site in order to enter and exit in a forward gear. 

 

12.5. Public Transport and Bicycle / Pedestrian Facilities 
The current public transport infrastructure and proposed site provisions for pedestrian and 
bicycle facilities is considered adequate for the low usage of the development. 

 

12.6. Conclusion 
Based on the assessment contained within this report, TTM recommend that the proposed 
development be approved on transport planning grounds, subject to the recommendations of 
this report. 
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Appendix A Proposed Site Plan 
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Appendix B SIDRA Intersection Movement 
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Site: BaseAM2013 River Network: BaseAM2013 

Site: BaseAM2013 School Network: BaseAM2013 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 361 3.5 361 3.5 0.194 0.0 LOS A 0.1 0.5 0.02 0.01 59.7 

6 R2 6 0.0 6 0.0 0.194 7.1 LOS A 0.1 0.5 0.02 0.01 56.4 

Approach 367  3.4     367 3.4  0.194 0.2 NA 0.1 0.5 0.02 0.01 59.7 

Nort h: River Road          

7 L2 18 0.0 18 0.0 0.043 6.8 LOS A 0.1 1.0 0.45 0.68 47.7 

9 R2 17 0.0 17 0.0 0.043 9.2 LOS A 0.1 1.0 0.45 0.68 51.3 

Approach 35 0.0 35 0.0  0.043 7.9 LOS A 0.1 1.0 0.45 0.68 50.0 

West: Yamba Road          

10 L2 5 0.0 5 0.0 0.192 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 353 7.2 353 7.2 0.192 0.0 LOS A 0.0 0.0 0.00 0.01 59.8 

Approach 358 7.1 358 7.1 0.192 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 760 5.0 760 5.0 0.194 0.5 NA 0.1 1.0 0.03 0.04 59.0 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 346   3.6 346   3.6 0.205 0.2 LOS A 0.3 2.0 0.09 0.04 58.6 

6 R2 24 13.0 24 13.0 0.205 7.6 LOS A 0.3 2.0 0.09 0.04 56.3 

Approach 371    4.3    371  4.3  0.205 0.7 NA 0.3 2.0 0.09 0.04 58.3 

Nort h: Schoo l Road          

7 L2 28 11.1 28 11.1 0.073 10.3 LOS B 0.3 1.9 0.48 0.94 49.9 

9 R2 21   0.0 21   0.0 0.073 12.5 LOS B 0.3 1.9 0.48 0.94 45.3 

Approach 49   6.4 49   6.4  0.073 11.2 LOS B 0.3 1.9 0.48 0.94 48.5 

West: Yamba Road            

10 L2 22 9.5 22 9.5 0.199 5.7 LOS A 0.0 0.0 0.00 0.04 56.5 

11 T1 348 6.6 348 6.6 0.199 0.0 LOS A 0.0 0.0 0.00 0.04 59.5 

Approach 371 6.8 371 6.8 0.199 0.3 NA 0.0 0.0 0.00 0.04 59.3 

All Vehicles 791 5.6 791 5.6 0.205 1.2 NA 0.3 2.0 0.07 0.09 57.9 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 

 

ITEM 14.074/17 - Page 157 of 193 



34 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

MOVEMENT SUMMARY 

Site: BasePM2013 River 
River Road / Yamba Road 

Giveway / Yield (Two-Way) 

Network: BasePM2013 

 

 

Site: BasePM2013 School Network: BasePM2013 

 
            

          

          
          
          

5 T1 322 6.9 322 6.9 0.185 0.1 LOS A 0.2 1.1 0.06 0.03 59.3 

6 R2 16 0.0 16 0.0 0.185 7.0 LOS A 0.2 1.1 0.06 0.03 56.0 

Approach 338  6.5     338 6.5  0.185 0.4 NA 0.2 1.1 0.06 0.03 59.1 

Nort h: River Road          

7 L2 9 0.0 9 0.0 0.023 6.7 LOS A 0.1 0.5 0.44 0.65 47.9 

9 R2 9 0.0 9 0.0 0.023 8.8 LOS A 0.1 0.5 0.44 0.65 51.4 

Approach 19 0.0 19 0.0  0.023 7.7 LOS A 0.1 0.5 0.44 0.65 50.2 

West: Yamba Road          

10 L2 16 0.0 16 0.0 0.188 5.6 LOS A 0.0 0.0 0.00 0.03 58.1 

11 T1 346 1.5 346 1.5 0.188 0.0 LOS A 0.0 0.0 0.00 0.03 59.5 

Approach 362 1.5 362 1.5 0.188 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 719 3.8 719 3.8 0.188 0.5 NA 0.2 1.1 0.04 0.04 58.9 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 324   5.8 324   5.8 0.194 0.2 LOS A 0.2 1.8 0.08 0.04 58.6 

6 R2 23 13.6 23 13.6 0.194 7.4 LOS A 0.2 1.8 0.08 0.04 56.3 

Approach 347    6.4    347  6.4  0.194 0.7 NA 0.2 1.8 0.08 0.04 58.3 

Nort h: Schoo l Road          

7 L2 28   7.4 28   7.4 0.061 9.9 LOS A 0.2 1.7 0.46 0.92 50.1 

9 R2 14 23.1 14 23.1 0.061 14.4 LOS B 0.2 1.7 0.46 0.92 45.4 

Approach 42 12.5 42 12.5  0.061 11.4 LOS B 0.2 1.7 0.46 0.92 49.1 

West: Yamba Road            

10 L2 19 0.0 19 0.0 0.185 5.5 LOS A 0.0 0.0 0.00 0.03 57.2 

11 T1 337 1.6 337 1.6 0.185 0.0 LOS A 0.0 0.0 0.00 0.03 59.5 

Approach 356 1.5 356 1.5 0.185 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 745 4.4 745 4.4 0.194 1.1 NA 0.2 1.8 0.07 0.09 58.0 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 

 

ITEM 14.074/17 - Page 158 of 193 



35 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

MOVEMENT SUMMARY 

Site: BaseAM2018 River 
River Road / Yamba Road 

Giveway / Yield (Two-Way) 

Network: BaseAM2018 

 

 

Site: BaseAM2018 School Network: BaseAM2018 

 
            

          

          
          
          

5 T1 461 3.4 461 3.4 0.249 0.1 LOS A 0.1 0.7 0.03 0.01 59.7 

6 R2 8 0.0 8 0.0 0.249 7.9 LOS A 0.1 0.7 0.03 0.01 56.4 

Approach 469  3.4     469 3.4  0.249 0.2 NA 0.1 0.7 0.03 0.01 59.6 

Nort h: River Road          

7 L2 23 0.0 23 0.0 0.067 7.3 LOS A 0.2 1.6 0.52 0.74 46.2 

9 R2 21 0.0 21 0.0 0.067 11.2 LOS B 0.2 1.6 0.52 0.74 50.4 

Approach 44 0.0 44 0.0  0.067 9.2 LOS A 0.2 1.6 0.52 0.74 48.8 

West: Yamba Road          

10 L2 6 0.0 6 0.0 0.245 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 451 7.2 451 7.2 0.245 0.0 LOS A 0.0 0.0 0.00 0.01 59.8 

Approach 457 7.1 457 7.1 0.245 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 971 5.0 971 5.0 0.249 0.6 NA 0.2 1.6 0.04 0.04 58.9 

 
 

 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 442   3.6 442   3.6 0.265 0.4 LOS A 0.4 3.1 0.11 0.04 58.4 

6 R2 31 13.8 31 13.8 0.265 8.6 LOS A 0.4 3.1 0.11 0.04 56.2 

Approach 473    4.2    473  4.2  0.265 0.9 NA 0.4 3.1 0.11 0.04 58.1 

Nort h: Schoo l Road          

7 L2 36 11.8 36 11.8 0.119 11.2 LOS B 0.4 3.0 0.56 0.96 48.8 

9 R2 27   0.0 27   0.0 0.119 15.5 LOS C 0.4 3.0 0.56 0.96 43.5 

Approach 63   6.7 63   6.7  0.119 13.1 LOS B 0.4 3.0 0.56 0.96 47.2 

West: Yamba Road          

10 L2 28 11.1 28 11.1 0.254 5.7 LOS A 0.0 0.0 0.00 0.04 56.4 

11 T1 444   6.6 444   6.6 0.254 0.0 LOS A 0.0 0.0 0.00 0.04 59.5 

Approach 473   6.9 473   6.9 0.254 0.4 NA 0.0 0.0 0.00 0.04 59.3 

All Vehicles 1008   5.6 1008   5.6 0.265 1.4 NA 0.4 3.1 0.09 0.10 57.6 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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MOVEMENT SUMMARY 

Site: BasePM2018 River 
River Road / Yamba Road 

Giveway / Yield (Two-Way) 

Network: BasePM2018 

 

 

Site: BasePM2018 School Network: BasePM2018 

 
            

          

          
          
          

5 T1 412 6.9 412 6.9 0.238 0.2 LOS A 0.2 1.7 0.07 0.03 59.2 

6 R2 20 0.0 20 0.0 0.238 7.8 LOS A 0.2 1.7 0.07 0.03 55.9 

Approach 432  6.6     432 6.6  0.238 0.5 NA 0.2 1.7 0.07 0.03 59.0 

Nort h: River R oad          

7 L2 12 0.0 12 0.0 0.034 7.1 LOS A 0.1 0.8 0.51 0.71 46.6 

9 R2 12 0.0 12 0.0 0.034 10.5 LOS B 0.1 0.8 0.51 0.71 50.6 

Approach 23 0.0 23 0.0  0.034 8.8 LOS A 0.1 0.8 0.51 0.71 49.2 

West: Yamba Road          

10 L2 20 0.0 20 0.0 0.240 5.6 LOS A 0.0 0.0 0.00 0.03 58.1 

11 T1 442 1.4 442 1.4 0.240 0.0 LOS A 0.0 0.0 0.00 0.03 59.5 

Approach 462 1.4 462 1.4 0.240 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 917 3.8 917 3.8 0.240 0.6 NA 0.2 1.7 0.05 0.05 58.8 

 
 

 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 414   5.9 414   5.9 0.251 0.3 LOS A 0.4 2.9 0.11 0.04 58.5 

6 R2 29 14.3 29 14.3 0.251 8.3 LOS A 0.4 2.9 0.11 0.04 56.2 

Approach 443    6.4    443  6.4  0.251 0.8 NA 0.4 2.9 0.11 0.04 58.2 

Nort h: Schoo l Road          

7 L2 36   8.8 36   8.8 0.099 10.7 LOS B 0.3 2.6 0.55 0.95 49.0 

9 R2 18 23.5 18 23.5 0.099 18.0 LOS C 0.3 2.6 0.55 0.95 43.7 

Approach 54 13.7 54 13.7  0.099 13.2 LOS B 0.3 2.6 0.55 0.95 47.8 

West: Yamba Road            

10 L2 24 0.0 24 0.0 0.235 5.5 LOS A 0.0 0.0 0.00 0.03 57.2 

11 T1 429 1.5 429 1.5 0.235 0.0 LOS A 0.0 0.0 0.00 0.03 59.5 

Approach 454 1.4 454 1.4 0.235 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 951 4.4 951 4.4 0.251 1.3 NA 0.4 2.9 0.08 0.09 57.8 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
  Flows  

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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37 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: DevelopmentAM2018 River Network: DevelopmentAM2018 

Site: DevelopmentAM2018 School Network: DevelopmentAM2018 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 465 3.4 465 3.4 0.252 0.1 LOS A 0.1 0.8 0.03 0.01 59.7 

6 R2 8 0.0 8 0.0 0.252 8.1 LOS A 0.1 0.8 0.03 0.01 56.4 

Approach 474  3.3     474 3.3  0.252 0.2 NA 0.1 0.8 0.03 0.01 59.6 

Nort h: River Road          

7 L2 24 0.0 24 0.0 0.071 7.4 LOS A 0.2 1.6 0.54 0.75 46.0 

9 R2 21 0.0 21 0.0 0.071 11.6 LOS B 0.2 1.6 0.54 0.75 50.2 

Approach 45 0.0 45 0.0  0.071 9.4 LOS A 0.2 1.6 0.54 0.75 48.6 

West: Yamba Road          

10 L2 6 0.0 6 0.0 0.259 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 477 6.8 477 6.8 0.259 0.0 LOS A 0.0 0.0 0.00 0.01 59.8 

Approach 483 6.8 483 6.8 0.259 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 1002 4.8 1002 4.8 0.259 0.6 NA 0.2 1.6 0.04 0.04 58.9 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
              

            

            
            
            

5 T1 442 3.6 442 3.6 0.295 0.7 LOS A 0.9 6.3 0.20 0.08 56.9 

6 R2 60 8.8 60 8.8 0.295 8.8 LOS A 0.9 6.3 0.20 0.08 55.8 

Approach 502    4.2    502  4.2  0.295 1.7 NA 0.9 6.3 0.20 0.08 56.7 

Nort h: Schoo l Road          

7 L2 42 12.5 42 12.5 0.145 11.2 LOS B 0.5 3.7 0.58 0.97 48.5 

9 R2 32   0.0 32   0.0 0.145 16.5 LOS C 0.5 3.7 0.58 0.97 43.1 

Approach 74   7.1 74   7.1  0.145 13.5 LOS B 0.5 3.7 0.58 0.97 46.9 

West: Yamba Road            

10 L2 56 5.7 56 5.7 0.269 5.6 LOS A 0.0 0.0 0.00 0.07 56.4 

11 T1 444 6.6 444 6.6 0.269 0.0 LOS A 0.0 0.0 0.00 0.07 59.1 

Approach 500 6.5 500 6.5 0.269 0.6 NA 0.0 0.0 0.00 0.07 58.7 

All Vehicles 1076 5.5 1076 5.5 0.295 2.0 NA 0.9 6.3 0.13 0.13 56.7 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
  Flows  

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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38 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: DevelopmentPM2018 River Network: DevelopmentPM2018 

Site: DevelopmentPM2018 School Network: DevelopmentPM2018 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 428 6.9 428 6.9 0.248 0.2 LOS A 0.2 1.8 0.07 0.03 59.2 

6 R2 21 0.0 21 0.0 0.248 7.9 LOS A 0.2 1.8 0.07 0.03 55.9 

Approach 449  6.6     449 6.6  0.248 0.5 NA 0.2 1.8 0.07 0.03 59.0 

Nort h: River Road          

7 L2 12 0.0 12 0.0 0.035 7.2 LOS A 0.1 0.8 0.51 0.72 46.4 

9 R2 12 0.0 12 0.0 0.035 10.8 LOS B 0.1 0.8 0.51 0.72 50.5 

Approach 23 0.0 23 0.0  0.035 9.0 LOS A 0.1 0.8 0.51 0.72 49.1 

West: Yamba Road          

10 L2 20 0.0 20 0.0 0.243 5.6 LOS A 0.0 0.0 0.00 0.03 58.1 

11 T1 448 1.4 448 1.4 0.243 0.0 LOS A 0.0 0.0 0.00 0.03 59.5 

Approach 468 1.3 468 1.3 0.243 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 941 3.8 941 3.8 0.248 0.6 NA 0.2 1.8 0.05 0.04 58.8 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 414   5.9 414   5.9 0.258 0.4 LOS A 0.5 3.6 0.13 0.05 58.1 

6 R2 37 14.3 37 14.3 0.258 8.4 LOS A 0.5 3.6 0.13 0.05 56.0 

Approach 451    6.5    451  6.5  0.258 1.1 NA 0.5 3.6 0.13 0.05 57.8 

Nort h: Schoo l Road          

7 L2 73   4.3 73   4.3 0.189 10.6 LOS B 0.7 5.0 0.56 0.96 49.2 

9 R2 36 14.7 36 14.7 0.189 17.5 LOS C 0.7 5.0 0.56 0.96 43.8 

Approach 108    7.8    108  7.8  0.189 12.8 LOS B 0.7 5.0 0.56 0.96 48.0 

West: Yamba Road            

10 L2 31 0.0 31 0.0 0.239 5.5 LOS A 0.0 0.0 0.00 0.04 57.1 

11 T1 429 1.5 429 1.5 0.239 0.0 LOS A 0.0 0.0 0.00 0.04 59.4 

Approach 460 1.4 460 1.4 0.239 0.4 NA 0.0 0.0 0.00 0.04 59.3 

All Vehicles 1019 4.3 1019 4.3 0.258 2.0 NA 0.7 5.0 0.12 0.14 56.8 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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39 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: BaseAM2028 River Network: BaseAM2028 

Site: BaseAM2028 School Network: BaseAM2028 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 751 3.5 751 3.5 0.411 0.3 LOS A 0.4 2.7 0.05 0.01 59.3 

6 R2 13 0.0 13 0.0 0.411 12.5 LOS B 0.4 2.7 0.05 0.01 56.0 

Approach 763  3.4     763 3.4  0.411 0.5 NA 0.4 2.7 0.05 0.01 59.2 

Nort h: River Road          

7 L2 37 0.0 37 0.0 0.247 10.4 LOS B 0.8 5.6 0.80 0.94 38.0 

9 R2 35 0.0 35 0.0 0.247 25.7 LOS D 0.8 5.6 0.80 0.94 45.0 

Approach 72 0.0 72 0.0  0.247 17.8 LOS C 0.8 5.6 0.80 0.94 42.3 

West: Yamba Road          

10 L2 11 0.0 11 0.0 0.399 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 733 7.2 733 7.2 0.399 0.1 LOS A 0.0 0.0 0.00 0.01 59.7 

Approach 743 7.1 743 7.1 0.399 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 1578 5.0 1578 5.0 0.411 1.1 NA 0.8 5.6 0.06 0.05 58.1 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 720   3.7 720   3.7 0.463 1.6 LOS A 1.9 14.0 0.23 0.05 55.5 

6 R2 51 12.5 51 12.5 0.463 14.8 LOS B 1.9 14.0 0.23 0.05 54.9 

Approach 771    4.2    771  4.2  0.463 2.5 NA 1.9 14.0 0.23 0.05 55.5 

Nort h: Schoo l Road          

7 L2 59 10.7 59 10.7 0.489 20.6 LOS C 1.8 13.6 0.87 1.10 39.7 

9 R2 44   0.0 44   0.0 0.489 44.3 LOS E 1.8 13.6 0.87 1.10 31.0 

Approach 103    6.1    103  6.1  0.489 30.8 LOS D 1.8 13.6 0.87 1.10 36.9 

West: Yamba Road            

10 L2 46 9.1 46 9.1 0.414 5.7 LOS A 0.0 0.0 0.00 0.04 56.5 

11 T1 724 6.7 724 6.7 0.414 0.0 LOS A 0.0 0.0 0.00 0.04 59.4 

Approach 771 6.8 771 6.8 0.414 0.4 NA 0.0 0.0 0.00 0.04 59.2 

All Vehicles 1644 5.6 1644 5.6 0.489 3.3 NA 1.9 14.0 0.16 0.11 55.0 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
  Flows  

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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40 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: BasePM2028 River Network: BasePM2028 

Site: BasePM2028 School Network: BasePM2028 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 669 6.9 669 6.9 0.402 0.7 LOS A 0.9 6.6 0.13 0.03 58.2 

6 R2 33 0.0 33 0.0 0.402 12.1 LOS B 0.9 6.6 0.13 0.03 55.1 

Approach 702  6.6     702 6.6  0.402 1.2 NA 0.9 6.6 0.13 0.03 58.1 

Nort h: River Road          

7 L2 20 0.0 20 0.0 0.124 9.1 LOS A 0.4 2.6 0.76 0.90 40.1 

9 R2 20 0.0 20 0.0 0.124 21.5 LOS C 0.4 2.6 0.76 0.90 46.5 

Approach 40 0.0 40 0.0  0.124 15.3 LOS C 0.4 2.6 0.76 0.90 44.1 

West: Yamba Road          

10 L2 33 0.0 33 0.0 0.390 5.6 LOS A 0.0 0.0 0.00 0.03 58.0 

11 T1 720 1.5 720 1.5 0.390 0.1 LOS A 0.0 0.0 0.00 0.03 59.4 

Approach 753 1.4 753 1.4 0.390 0.3 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1495 3.8 1495 3.8 0.402 1.1 NA 0.9 6.6 0.08 0.05 58.0 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 674   5.8 674   5.8 0.433 1.3 LOS A 1.6 11.7 0.20 0.05 56.2 

6 R2 48 13.0 48 13.0 0.433 13.4 LOS B 1.6 11.7 0.20 0.05 55.2 

Approach 722    6.3    722  6.3  0.433 2.1 NA 1.6 11.7 0.20 0.05 56.0 

Nort h: Schoo l Road          

7 L2 59   7.1 59   7.1 0.388 17.2 LOS C 1.4 10.8 0.83 1.07 41.4 

9 R2 28 22.2 28 22.2 0.388 48.3 LOS E 1.4 10.8 0.83 1.07 33.0 

Approach 87 12.0 87 12.0  0.388 27.3 LOS D 1.4 10.8 0.83 1.07 39.5 

West: Yamba Road            

10 L2 39 0.0 39 0.0 0.383 5.6 LOS A 0.0 0.0 0.00 0.03 57.2 

11 T1 700 1.5 700 1.5 0.383 0.0 LOS A 0.0 0.0 0.00 0.03 59.5 

Approach 739 1.4 739 1.4 0.383 0.3 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1548 4.3 1548 4.3 0.433 2.7 NA 1.6 11.7 0.14 0.10 55.9 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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41 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: DevelopmentAM2028 River Network: DevelopmentAM2028 

Site: DevelopmentAM2028 School Network: DevelopmentAM2028 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 755 3.5 755 3.5 0.414 0.3 LOS A 0.4 2.9 0.05 0.01 59.3 

6 R2 13 0.0 13 0.0 0.414 13.0 LOS B 0.4 2.9 0.05 0.01 56.0 

Approach 767  3.4     767 3.4  0.414 0.5 NA 0.4 2.9 0.05 0.01 59.2 

Nort h: River Road          

7 L2 38 0.0 38 0.0 0.263 10.9 LOS B 0.9 6.0 0.82 0.95 37.3 

9 R2 35 0.0 35 0.0 0.263 27.2 LOS D 0.9 6.0 0.82 0.95 44.5 

Approach 73 0.0 73 0.0  0.263 18.7 LOS C 0.9 6.0 0.82 0.95 41.6 

West: Yamba Road          

10 L2 11 0.0 11 0.0 0.412 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 759 6.9 759 6.9 0.412 0.1 LOS A 0.0 0.0 0.00 0.01 59.7 

Approach 769 6.8 769 6.8 0.412 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 1609 4.9 1609 4.9 0.414 1.2 NA 0.9 6.0 0.06 0.05 58.0 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
              

            

            
            
            

5 T1 720 3.7 720 3.7 0.513 2.7 LOS A 3.2 23.1 0.35 0.08 53.1 

6 R2 80 9.2 80 9.2 0.513 15.6 LOS C 3.2 23.1 0.35 0.08 53.8 

Approach 800    4.2    800  4.2  0.513 4.0 NA 3.2 23.1 0.35 0.08 53.3 

Nort h: Schoo l Road          

7 L2 65 11.3 65 11.3 0.584 24.3 LOS C 2.3 17.2 0.89 1.14 37.6 

9 R2 48   0.0 48   0.0 0.584 51.9 LOS F 2.3 17.2 0.89 1.14 28.5 

Approach 114    6.5    114  6.5  0.584 36.1 LOS E 2.3 17.2 0.89 1.14 34.6 

West: Yamba Road            

10 L2 74 5.7 74 5.7 0.429 5.6 LOS A 0.0 0.0 0.00 0.05 56.5 

11 T1 724 6.7 724 6.7 0.429 0.0 LOS A 0.0 0.0 0.00 0.05 59.1 

Approach 798 6.6 798 6.6 0.429 0.5 NA 0.0 0.0 0.00 0.05 58.9 

All Vehicles 1712 5.5 1712 5.5 0.584 4.5 NA 3.2 23.1 0.22 0.14 53.4 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
  Flows  

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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42 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: DevelopmentPM2028 River Network: DevelopmentPM2028 

Site: DevelopmentPM2028 School Network: DevelopmentPM2028 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 686 6.9 686 6.9 0.413 0.8 LOS A 1.0 7.0 0.13 0.03 58.2 

6 R2 34 0.0 34 0.0 0.413 12.3 LOS B 1.0 7.0 0.13 0.03 55.0 

Approach 720  6.6     720 6.6  0.413 1.3 NA 1.0 7.0 0.13 0.03 58.0 

Nort h: River Road          

7 L2 20 0.0 20 0.0 0.129 9.1 LOS A 0.4 2.7 0.77 0.91 39.7 

9 R2 20 0.0 20 0.0 0.129 22.2 LOS C 0.4 2.7 0.77 0.91 46.2 

Approach 40 0.0 40 0.0  0.129 15.7 LOS C 0.4 2.7 0.77 0.91 43.8 

West: Yamba Road          

10 L2 33 0.0 33 0.0 0.394 5.6 LOS A 0.0 0.0 0.00 0.03 58.0 

11 T1 726 1.4 726 1.4 0.394 0.1 LOS A 0.0 0.0 0.00 0.03 59.4 

Approach 759 1.4 759 1.4 0.394 0.3 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1519 3.8 1519 3.8 0.413 1.2 NA 1.0 7.0 0.08 0.05 57.9 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Stop (Two-Way) 

 
            

          

          
          
          

5 T1 674   5.8 674   5.8 0.445 1.6 LOS A 1.9 13.8 0.23 0.06 55.6 

6 R2 56 13.2 56 13.2 0.445 13.6 LOS B 1.9 13.8 0.23 0.06 54.9 

Approach 729    6.3    729  6.3  0.445 2.5 NA 1.9 13.8 0.23 0.06 55.5 

Nort h: Schoo l Road          

7 L2 96   4.4 96   4.4 0.594 21.8 LOS C 2.6 19.6 0.86 1.17 39.5 

9 R2 46 15.9 46 15.9 0.594 52.0 LOS F 2.6 19.6 0.86 1.17 30.6 

Approach 142    8.1    142  8.1  0.594 31.7 LOS D 2.6 19.6 0.86 1.17 37.4 

West: Yamba Road            

10 L2 45 0.0 45 0.0 0.387 5.6 LOS A 0.0 0.0 0.00 0.04 57.1 

11 T1 700 1.5 700 1.5 0.387 0.0 LOS A 0.0 0.0 0.00 0.04 59.4 

Approach 745 1.4 745 1.4 0.387 0.4 NA 0.0 0.0 0.00 0.04 59.3 

All Vehicles 1617 4.2 1617 4.2 0.594 4.1 NA 2.6 19.6 0.18 0.14 54.1 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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43 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: BaseAM2028 River Network: BaseAM2028 - Upgraded 

Site: BaseAM2028 School - Upgraded Network: BaseAM2028 - Upgraded 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 751 3.5 751 3.5 0.411 0.3 LOS A 0.4 2.7 0.05 0.01 59.3 

6 R2 13 0.0 13 0.0 0.411 12.5 LOS B 0.4 2.7 0.05 0.01 56.0 

Approach 763  3.4     763 3.4  0.411 0.5 NA 0.4 2.7 0.05 0.01 59.2 

Nort h: River Road          

7 L2 37 0.0 37 0.0 0.247 10.4 LOS B 0.8 5.6 0.80 0.94 38.0 

9 R2 35 0.0 35 0.0 0.247 25.7 LOS D 0.8 5.6 0.80 0.94 45.0 

Approach 72 0.0 72 0.0  0.247 17.8 LOS C 0.8 5.6 0.80 0.94 42.3 

West: Yamba Road          

10 L2 11 0.0 11 0.0 0.399 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 733 7.2 733 7.2 0.399 0.1 LOS A 0.0 0.0 0.00 0.01 59.7 

Approach 743 7.1 743 7.1 0.399 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 1578 5.0 1578 5.0 0.411 1.1 NA 0.8 5.6 0.06 0.05 58.1 

 
 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 720   3.7 720   3.7 0.378 0.1 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 51 12.5 51 12.5 0.107 12.1 LOS B 0.4 2.9 0.68 0.87 48.0 

Approach 771    4.2    771  4.2  0.378 0.8 NA 0.4 2.9 0.04 0.06 58.1 

Nort h: Schoo l Road          

7 L2 59 10.7 59 10.7 0.718 36.5 LOS E 3.3 24.2 0.93 1.19 30.4 

9 R2 44   0.0 44   0.0 0.718 83.9 LOS F 3.3 24.2 0.93 1.19 21.1 

Approach 103    6.1    103  6.1  0.718 56.8 LOS F 3.3 24.2 0.93 1.19 27.1 

West: Yamba Road            

10 L2 46 9.1 46 9.1 0.027 5.6 LOS A 0.0 0.0 0.00 0.57 50.6 

11 T1 724 6.7 724 6.7 0.388 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 771 6.8 771 6.8 0.388 0.4 NA 0.0 0.0 0.00 0.03 59.2 

All Vehicles 1644 5.6 1644 5.6 0.718 4.1 NA 3.3 24.2 0.08 0.12 53.8 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
  Flows  

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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44 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

MOVEMENT SUMMARY 

 

 

Site: BasePM2028 River Network: BasePM2028 - Upgraded 

Site: BasePM2028 School - Upgraded Network: BasePM2028 - Upgraded 

 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 669 6.9 669 6.9 0.402 0.7 LOS A 0.9 6.6 0.13 0.03 58.2 

6 R2 33 0.0 33 0.0 0.402 12.1 LOS B 0.9 6.6 0.13 0.03 55.1 

Approach 702  6.6     702 6.6  0.402 1.2 NA 0.9 6.6 0.13 0.03 58.1 

Nort h: River Road          

7 L2 20 0.0 20 0.0 0.124 9.1 LOS A 0.4 2.6 0.76 0.90 40.1 

9 R2 20 0.0 20 0.0 0.124 21.5 LOS C 0.4 2.6 0.76 0.90 46.5 

Approach 40 0.0 40 0.0  0.124 15.3 LOS C 0.4 2.6 0.76 0.90 44.1 

West: Yamba Road          

10 L2 33 0.0 33 0.0 0.390 5.6 LOS A 0.0 0.0 0.00 0.03 58.0 

11 T1 720 1.5 720 1.5 0.390 0.1 LOS A 0.0 0.0 0.00 0.03 59.4 

Approach 753 1.4 753 1.4 0.390 0.3 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1495 3.8 1495 3.8 0.402 1.1 NA 0.9 6.6 0.08 0.05 58.0 

 
 

 

MOVEMENT SUMMARY 
 

School Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 674   5.8 674   5.8 0.358 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 48 13.0 48 13.0 0.094 11.3 LOS B 0.3 2.6 0.64 0.86 48.5 

Approach 722    6.3    722  6.3  0.358 0.8 NA 0.3 2.6 0.04 0.06 58.2 

Nort h: Schoo l Road          

7 L2 59   7.1 59   7.1 0.570 24.6 LOS C 2.3 17.8 0.90 1.10 34.3 

9 R2 28 22.2 28 22.2 0.570 83.1 LOS F 2.3 17.8 0.90 1.10 24.9 

Approach 87 12.0 87 12.0  0.570 43.6 LOS E 2.3 17.8 0.90 1.10 32.0 

West: Yamba Road            

10 L2 39 0.0 39 0.0 0.021 5.5 LOS A 0.0 0.0 0.00 0.58 51.1 

11 T1 700 1.5 700 1.5 0.362 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 739 1.4 739 1.4 0.362 0.3 NA 0.0 0.0 0.00 0.03 59.4 

All Vehicles 1548 4.3 1548 4.3 0.570 3.0 NA 2.3 17.8 0.07 0.10 55.3 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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45 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

MOVEMENT SUMMARY 

 

 

 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 755 3.5 755 3.5 0.414 0.3 LOS A 0.4 2.9 0.05 0.01 59.3 

6 R2 13 0.0 13 0.0 0.414 13.0 LOS B 0.4 2.9 0.05 0.01 56.0 

Approach 767  3.4     767 3.4  0.414 0.5 NA 0.4 2.9 0.05 0.01 59.2 

Nort h: River Road          

7 L2 38 0.0 38 0.0 0.263 10.9 LOS B 0.9 6.0 0.82 0.95 37.3 

9 R2 35 0.0 35 0.0 0.263 27.2 LOS D 0.9 6.0 0.82 0.95 44.5 

Approach 73 0.0 73 0.0  0.263 18.7 LOS C 0.9 6.0 0.82 0.95 41.6 

West: Yamba Road          

10 L2 11 0.0 11 0.0 0.412 5.6 LOS A 0.0 0.0 0.00 0.01 58.2 

11 T1 759 6.9 759 6.9 0.412 0.1 LOS A 0.0 0.0 0.00 0.01 59.7 

Approach 769 6.8 769 6.8 0.412 0.1 NA 0.0 0.0 0.00 0.01 59.7 

All Vehicles 1609 4.9 1609 4.9 0.414 1.2 NA 0.9 6.0 0.06 0.05 58.0 

 

 
 

MOVEMENT SUMMARY 

 Site: DevelopmentAM2028 School - 
Upgraded 
School Road / Yamba Road 
Giveway / Yield (Two-Way) 

 Network: DevelopmentAM2028 - 
Upgraded 

 
              

            

            
            
            

5 T1 720 3.7 720 3.7 0.378 0.1 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 80 9.2 80 9.2 0.170 12.4 LOS B 0.6 4.6 0.70 0.88 47.9 

Approach 800    4.2    800  4.2  0.378 1.3 NA 0.6 4.6 0.07 0.09 57.3 

Nort h: Schoo l Road          

7 L2 65 11.3 65 11.3 0.849 59.0 LOS F 4.8 35.7 0.95 1.36 25.2 

9 R2 48   0.0 48   0.0 0.849 111.9 LOS F 4.8 35.7 0.95 1.36 16.5 

Approach 114    6.5    114  6.5  0.849 81.6 LOS F 4.8 35.7 0.95 1.36 22.0 

West: Yamba Road            

10 L2 74 5.7 74 5.7 0.042 5.6 LOS A 0.0 0.0 0.00 0.57 50.8 

11 T1 724 6.7 724 6.7 0.388 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 798 6.6 798 6.6 0.388 0.5 NA 0.0 0.0 0.00 0.05 58.9 

All Vehicles 1712 5.5 1712 5.5 0.849 6.3 NA 4.8 35.7 0.10 0.16 51.2 

Site: DevelopmentAM2028 River Network: DevelopmentAM2028 - Upgraded 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
Flows 

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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46 Site: School Road, Palmers Island - Marine Precinct - Additional Work 
Reference: 16GCT0106 

 

 

Site: DevelopmentPM2028 River Network: DevelopmentPM2028 - Upgraded 

 
 

MOVEMENT SUMMARY 
 

River Road / Yamba Road 
Giveway / Yield (Two-Way) 

 
            

          

          
          
          

5 T1 686 6.9 686 6.9 0.413 0.8 LOS A 1.0 7.0 0.13 0.03 58.2 

6 R2 34 0.0 34 0.0 0.413 12.3 LOS B 1.0 7.0 0.13 0.03 55.0 

Approach 720  6.6     720 6.6  0.413 1.3 NA 1.0 7.0 0.13 0.03 58.0 

Nort h: River Road          

7 L2 20 0.0 20 0.0 0.129 9.1 LOS A 0.4 2.7 0.77 0.91 39.7 

9 R2 20 0.0 20 0.0 0.129 22.2 LOS C 0.4 2.7 0.77 0.91 46.2 

Approach 40 0.0 40 0.0  0.129 15.7 LOS C 0.4 2.7 0.77 0.91 43.8 

West: Yamba Road          

10 L2 33 0.0 33 0.0 0.394 5.6 LOS A 0.0 0.0 0.00 0.03 58.0 

11 T1 726 1.4 726 1.4 0.394 0.1 LOS A 0.0 0.0 0.00 0.03 59.4 

Approach 759 1.4 759 1.4 0.394 0.3 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1519 3.8 1519 3.8 0.413 1.2 NA 1.0 7.0 0.08 0.05 57.9 

 
 

 
 

MOVEMENT SUMMARY 

 Site: DevelopmentPM2028 School - 
Upgraded 
School Road / Yamba Road 
Giveway / Yield (Two-Way) 

 Network: DevelopmentPM2028 - 
Upgraded 

 
            

          

          
          
          

5 T1 674   5.8 674   5.8 0.358 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

6 R2 56 13.2 56 13.2 0.110 11.5 LOS B 0.4 3.1 0.65 0.86 48.4 

Approach 729    6.3    729  6.3  0.358 0.9 NA 0.4 3.1 0.05 0.07 58.0 

Nort h: Schoo l Road          

7 L2 96   4.4 96   4.4 0.859 53.7 LOS F 5.7 42.8 0.93 1.45 27.1 

9 R2 46 15.9 46 15.9 0.859 110.5 LOS F 5.7 42.8 0.93 1.45 18.0 

Approach 142    8.1    142  8.1  0.859 72.2 LOS F 5.7 42.8 0.93 1.45 24.6 

West: Yamba Road            

10 L2 45 0.0 45 0.0 0.025 5.5 LOS A 0.0 0.0 0.00 0.58 51.1 

11 T1 700 1.5 700 1.5 0.362 0.0 LOS A 0.0 0.0 0.00 0.00 59.9 

Approach 745 1.4 745 1.4 0.362 0.4 NA 0.0 0.0 0.00 0.03 59.3 

All Vehicles 1617 4.2 1617 4.2 0.859 6.9 NA 5.7 42.8 0.10 0.17 50.5 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand 
  Flows  

Total HV 

Arrival 
Flows 

Total HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance  
  veh/h   % veh/h   % v/c sec veh m  per veh km/h 

East: Yamba Road 

 

Movement Performance - Vehicles 
Mov 
ID 

ODMov Demand Arrival 
Flows Flows 

Total    HV  Total   HV 

Deg. 
Satn 

Average 
Delay 

Level of 
Service 

95% Back of 
Queue 

Prop. 
Queued 

Effective 
Stop Rate 

Average 
Speed 

Vehicles Distance 
  veh/h % veh/h % v/c sec veh m per veh km/h 

East: Yamba Road 
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Appendix I 
 
 
 
 
 
 
 

Clause 8, SEPP 71 Assessment 
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Page | 1 

 

 

SEPP 71 
 
 
 

Aims How Proposal satisfies aims 

(a) To protect and manage the natural, 
cultural, recreational and economic 
attributes of the NSW coast 

The proposal will not adversely impact on the 
natural, cultural, recreational and economic 
attributes of the NSW coast 

(b) To protect and improve existing public 
access to and along coastal foreshores to 
the extent that this is compatible with the 
natural attributes of the coastal foreshore 

The subject land fronts the Clarence River and 
does not adjoin any existing foreshore public 
access 

(c) To ensure that new opportunities for public 
access to and along coastal foreshores are 
identified and realised to the extent that 
this is compatible with the natural 
attributes of the coastal foreshore 

Not applicable in respect of coastal foreshores. 
Existing access to the riverfront is available via 
McConnells Lane adjoining the property’s 
northern boundary 

 
(d) To protect and preserve Aboriginal cultural 

heritage, and Aboriginal places, values, 
customs, beliefs and traditional knowledge 

An AHIMS search has revealed no recorded items 
of Aboriginal cultural heritage, archaeological or 
historic significance on the site. 

 
A copy of the AHIMS search is provided at 
Appendix H 

(e)  To ensure that the visual amenity of the 
coast is protected Not applicable in respect of coastal views 

(f)   To protect and preserve beach 
environments and beach amenity 

Not applicable in respect of beach environments 
and amenity 

(g)  To protect and preserve native coastal 
vegetation 

No native coastal vegetation is located on the 
former cane farm 

 
 
(h) To protect and preserve the marine 

environment of NSW 

All components of the proposed development 
which may have the capacity impact on the marine 
environment will be addressed in detail at the 
Development Application stage and it is 
anticipated that any consent will be conditional to 
ensure that the environment is protected 

(i)   To protect and preserve rock platforms N/A 

(j) To manage the coastal zone in accordance 
with the principles of ecologically 
sustainable development (within the 
meaning of section 6(2) of the Protection of 
the Environment Administration Act 1991) 
and section 6 (2) states that ecologically 
sustainable development can be achieved 
through the implementation of the 
following principles and programs: 

a. The precautionary principle 
b. Inter-generational equity 
c. Conservation of biological diversity 

and ecological integrity 
d. Improved valuation, pricing and 

The proposal is believed to be consistent with the 
principles of ecologically sustainable development. 
As in (h) above, issues such as flood impacts, 
water quality, filling and riverbank protection shall 
be addressed in detail at later stages in this 
planning process. Authorities assessing those 
details will apply ecologically sustainable 
development principles in their assessments and 
conditioning. 

ITEM 14.074/17 - Page 172 of 193 



Appendix I 

Page | 2 

 

 

 

Aims How Proposal satisfies aims 

incentive mechanisms 
e.    Polluter pays 

 

(k) To ensure that the type, bulk, scale and size 
of development is appropriate for the 
location and protects and improves the 
natural scenic quality of the surrounding 
area 

The proposed buildings will be out of scale with 
other structures in the locality but a substantial 
portion of the site will not be developed which 
may allow visual screen through plantings. 
This can be addressed at the Development 
Application stage. 

 
The proposed rezoning will facilitate future 
development of the land, and will probably involve 
the construction of large sheds. The site is not 
elevated or otherwise highly visible from public 
places. 
Consideration of screening and materials would be 
expected as part of any resultant development 
application, particularly in relation to adjacent 
farm dwellings. 

(l) To encourage a strategic approach to 
coastal management 

The proposal is a response to planning strategies 
which recognise that marine-based industries 
located on riverfront land within coastal zones are 
a viable and acceptable land use. 

 
The proposal does not interfere or conflict with 
the proper strategic management of the coast 
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Appendix J 
 
 
 
 
 
 
 
 
 
 
 

 

Clause 7, SEPP Rural Lands Assessment 
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Clause 7 Rural Planning Principles 
 
 

The Rural Planning Principles are as follows: 
(a) The promotion and protection of opportunities for current and potential productive and 

sustainable economic activities in rural areas. 
(b) Recognition of the importance of rural lands and agriculture and the changing nature of 

agriculture and of trends, demands and issues in agriculture in the area, region or state. 
(c) Recognition of the significance of rural land uses to the state and rural communities, 

including the social and economic benefits of rural land use and development. 
(d) In planning for rural lands, to balance the social, economic and environmental interest of 

the community. 
(e) The identification and protection of natural resources, having regard to maintaining 

biodiversity, the protection of native vegetation, the importance of water resources and 
avoiding constrained land. 

(f) The provision of opportunities for rural lifestyle, settlement and housing that contribute 
to the social and economic welfare of rural communities. 

(g) The consideration of impacts on services and infrastructure and appropriate location 
when providing for rural housing. 

(h) Ensuring consistency with any applicable regional strategy of the Department of  
Planning or any applicable local strategy endorsed by the Director General. 

 
 

The subject land is mapped as regionally significant farmland under the Department 
Planning & Infrastructure mapping. However, it has been acknowledged in both  regional 
and local strategies that marine based industries dependant on access to navigable waters 
can be considered. 

 
The subject property has an area of 21.22 ha and has previously, though not for at least 6 
years, been used for cane cultivation. 

 
It is surrounded in the main by large holdings, often the aggregation of a number of parcels, 
also utilised for cane cultivation. To the north of a horticultural subdivision which in effect is 
a rural/residential cluster. 

 
The proposal will not take current cane land out of production and it is unlikely that a lot of 
this size would be viable as a stand-alone cane cultivation operation. 

 
The proposal is consistent with the relevant regional and local planning strategies which 
support the development of marine-based industries on properties with water access 
subject to specific locational criteria. 

 
 
 
 
 
 
 
 

1 | P a g e 
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Appendix K 
 
 
 
 
 
 
 
 
 
 
 
 
 

YWE Pty Ltd Quality Assurance 
Requirements 
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ABN 19 306 262 994 

Proprietor: Anthonie Harvey 

5 Clarke Street 

WOLUMLA NSW 2550 

 
Mobile 0427 324018 

mushywelding@bigpond.com 

 
 

 

 

9 April 2016 TO WHOM IT MAY CONCERN 

I have been requested by Yamba Welding & Engineering to provide a professional opinion and 

comment on the possibility and impact of cross-contamination to the surface finish of aluminium 

boats under construc tion prior to being painted. 

 
Both my son and I are contract welding supervisors and welding inspectors who work between 

Taree and the Queensland boarder in many regional  fabrication and welding workshops.  I have 

35 years welding inspection experience in the preparation and completion of aluminium  vessels . 

I have conducted welding inspections and welder qualification for Yamba Welding & Engineering 

for the past 20 yea rs.   A large proportion  of the work performed  by Yamba Welding is to 

construct aluminium vessels under contract to various government departments within Australia. 

The inspection and acceptance criteria under  these contracts is  extremely rigorous 

 
Yamba Welding works under a Third Party Quality Assurance program with Bureau Veritas to 

ISO 9001:2008. Steel, metallic paints, copper, brass , zinc, etc., are contaminates to aluminium 

fabrication. Under this quality system (Quality Assurance is required by most Government 

Departments and Defence) there is lo be no fabrication of these items in the vicinity of the 

aluminium vessels. These contaminatesinterfere with the surface preparation but the most 

detrimental effect of these contamina tes is in the weld. It causes porosity and degrades the 

welded structure. 

 
The uncoated aluminium material has a self-healing oxide layer present on all aluminium 

products. When this oxide layer is removed , which is essential prior to painting, the material 

becomes highly sensitive to surface contaminations in air borne iron oxide prevalent in the sand 

blasting of any types of steel.   Other contaminants include oil, grease,  etc.   I have witnessed 

many aluminium surfaces that have been contaminated prior to painting.  The painting would 

initially appear  to be satisfactory but over time a corrosive defect under the paint becomes 

evident. 

 
Bill Collingburn, the Director of Yamba Welding & Engineering, will not, and has not, used a sand 

blasting process  in  the preparation  of painting  his vessels.   Due  to his expertise  in  aluminium 

boat construction he elects to prepare his boats for painting with orbital sanding. Yamba Welding 

workshop has no steel fabrications or equipment on its premises for the fear of contaminating the 

aluminium  surface of his vessels under construction.   As a welding inspector with expertise in 

metal construction  and finishes, I support the practice of Yamba Welding & Engineering  in 

avoiding contamination to their aluminium  vessels caused by sandblasting  (especially of steel) 

within nearby and  adjacent locations. 

 
Yours sincerely, 

 
 

 
L, ngSupervisor CertificationNo. 15697 

 
 

upenns1on 

enrices 
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Appendix L 
 
 
 
 
 
 
 
 
 
 
 
 
 

AHIMS Search 
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Aboriginal Cultural Heritage Due Diligence Assessment 
 

Lot 2 DP59876 School Road, Palmers Island NSW 
 

Introduction 
 
This assessment is in accordance with the “Due Diligence Code of Practice for the Protection 
of Aboriginal Objects in New South Wales (DECCW, 2010).” 
 
The Generic Due Diligence Process 
 
Step 1. 
 
“Will the activity disturb the ground surface or any culturally modified trees”? 
 
Yes.  
 
There are no trees of any significance or longevity located on the site.   
 
The majority of the site of the actual Marine Park will be filled to levels equivalent to between 
the 1 in 20 year flood level to the 1 in 100 year level.  The building and civil construction works 
will occur within these areas with the exception of the launching/recovery basin discussed 
below and so the existing ground surface will not be disturbed. 
 
The launching/recovery basin will require the excavation of around 6,000mᶟ of material which 
will disturb approximately 1,000m² of ground surface down to a depth of around 6 metres. 
 
Step 2. 
 
Are there any: 
a) Relevant confirmed site records or other associated landscape feature information on 

AHIMS and/or” 
b) “are other source of information of which a person is already aware? and/or” 
c) “landscape features that are likely to indicate presence of Aboriginal objects”? 

 
Answers: 
a) No.  The attached AHIMS search indicates no Aboriginal sites recorded in the location nor 

any Aboriginal places declared. 
b) No. 
c) No.  The site is cleared.  Contains no vegetation of any note and has previously been used 

for cane cultivation. 
 
 
As a result of the Step 2 assessment, the process proceeds to the following: 
 
“AHIP application not necessary.  Proceed with caution.  If any Aboriginal objects are found, 
stop work and notify DECCW.  If human remains are found, stop work, secure the site and 
notify the NSW Police and DECCW”. 
 
This advice will be provided to the site supervisor and adhered to. 
 
Rob Donges BA MT&CP 
 

 
    Rob Donges Planning Consultant 
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North Coast Regional Plan 2036 
Consistency Checklist 
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APPENDIX 1: NORTH COAST REGIONAL PLAN 2036 CONSISTENCY CHECKLIST 

 
 
NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 

ACTIONS 
CONSISTENCY COMMENTS 

Goal 1 - The most stunning environment in NSW 
Direction 1 - Deliver environmentally sustainable growth 

Action 1.1 - Focus future urban development to mapped urban growth 
areas. 

No but Justified The proposed industrial use is located 
outside of mapped urban growth areas 
and so is inconsistent with the Action, but 
it is consistent with: 

• The Marine Based Industry Policy 
– Far North Coast and Mid North 
Coast NSW (NSW Planning & 
Environment August 2015) 

• Clarence Marine Precinct (CVC 
2010) 

• Clarence River Way Master Plan 
(CVC 2009) 

All of which encourage the development 
of marine industrial facilities on the 
Clarence River.  All acknowledge the 
benefit of locating such facilities on the 
navigable sections of the river with access 
to the open sea. 
The areas identified as “Investigation Area 
– Employment Land” and “Existing 
Employment Land” on Figure 20 Urban 
growth map for the Clarence Valley Local 
Government Area, are not located on the 
river and are not suitable for the proposed 
use.   
The principle that suitable locations may 
be located outside of growth areas was 
recognised in the previous Regional Plan 
and so is reflected in the 3 strategic 
documents mentioned above. 
In the circumstances, achieving regional 
goals relating economic activity and 
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NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 
ACTIONS 

CONSISTENCY COMMENTS 

employment through development on the  
proposed site which has the critical 
benefit of navigable river access is 
considered justified.   

Action 1.2 - Review areas identified as ‘under investigation’ within urban 
growth areas to identify and map sites of potentially high environmental 
value. 

N/A  

Action 1.3 - Identify residential, commercial or industrial uses in urban 
growth areas by developing local growth management strategies endorsed 
by the Department of Planning and Environment. 

N/A The proposed industrial use is located 
outside of identified urban growth areas – 
see Action 1.1 

Action 1.4 - Prepare land release criteria to assess appropriate locations 
for future residential, commercial and industrial uses. 

No but justified The North Coast Regional Plan 2036 – 
Implementation Plan 2017-2019 identifies 
the Department of Planning & 
Environment partnered by Council as 
being responsible for delivering this action 
within a 0-2year timeframe.  As such it is 
outside the power of the proponent to 
enable the proposal to be consistent with 
the Action.  

Goal 1 - The most stunning environment in NSW 
Direction 2 - Enhance biodiversity, coastal and aquatic habitats, and water catchments 

Action 2.1 - Focus development to areas of least biodiversity sensitivity in 
the region and implement the ‘avoid, minimise, offset’ hierarchy to 
biodiversity, including areas of high environmental value. 

Yes, following further studies The terrestrial component of the site has 
been assessed as having no biodiversity 
sensitivity and so avoids any potential 
impacts.  The aquatic component will 
require further investigation, which is 
requested to occur prior to public 
consultation. 

Action 2.2 -   Ensure local plans manage marine environments, water 
catchment areas and groundwater sources to avoid potential development 
impacts. 

Yes, following further studies The Implementation Plan identifies 
Council as responsible for delivering this 
Action on an “on-going” basis through 
Local Environmental Plans, local planning 
strategies and other land use planning.  
This Proposal is the commencement of a 
process which will culminate in a Local 
Environmental Plan if it proceeds to that 
stage. 
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NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 
ACTIONS 

CONSISTENCY COMMENTS 

 

Goal 1 - The most stunning environment in NSW 
Direction 3 - Manage natural hazards and climate change 

Action 3.1 - Reduce the risk from natural hazards, including the projected 
effects of climate change, by identifying, avoiding and managing 
vulnerable areas and hazards. 

Yes Natural hazards, primarily flooding, 
affecting the property have been identified 
and addressed in the Proposal. 

Action 3.2 - Review and update floodplain risk, bushfire and coastal 
management mapping to manage risk, particularly where urban growth is 
being investigated. 

N/A  

Action 3.3 - Incorporate new knowledge on regional climate projections 
and related cumulative impacts in local plans for new urban development. 

N/A  

Goal 1 - The most stunning environment in NSW 
Direction 4 - Promote renewable energy opportunities 

Action 4.1 - Diversify the energy sector by identifying renewable energy 
resource precincts and infrastructure corridors with access to the electricity 
network. 

N/A  

Action 4.2 - Enable appropriate smaller-scale renewable energy projects 
using bio-waste, solar, wind, small-scale hydro, geothermal or other 
innovative storage technologies. 

N/A  

Action 4.3 - Promote appropriate smaller and community-scale renewable 
energy projects. 

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 5 - Strengthen communities of interest and cross-regional relationships 

Action 5.1 - Collaborate on regional and intra-regional housing and 
employment land delivery, and industry development. 

N/A  

Action 5.2 - Integrate cross-border land use planning between NSW and 
South East Queensland, and remove barriers to economic, housing and 
jobs growth. 

N/A  

Action 5.3 - Encourage ongoing cooperation and land use planning 
between the City of Gold Coast and Tweed Shire Council. 

N/A  

Action 5.4 - Prepare a regional economic development strategy that drives 
economic growth opportunities by identifying key enabling infrastructure 
and other policy interventions to unlock growth. 

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 6 - Develop successful centres of employment 
Action 6.1 - Facilitate economic activity around industry anchors such as 
health, education and airport facilities by considering new infrastructure 

No But Justified Although not directly identified as an 
industry anchor, the development of 
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NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 
ACTIONS 

CONSISTENCY COMMENTS 

needs and introducing planning controls that encourage clusters of related 
activity. 

marine-based industries within the region 
and specifically on the Clarence River has 
been identified as a strategic outcome in a 
number of planning documents.  The 
Proposal is inconsistent with the 
encouragement of clusters of related 
industries and this is addressed in Part 2 
Section A Q1 of this report as not being 
an ideal or practical arrangement.   

Action 6.2 - Promote knowledge industries by applying flexible planning 
controls, providing business park development opportunities and 
identifying opportunities for start-up industries. 

N/A  

Action 6.3 - Reinforce centres through local growth management 
strategies and local environmental plans as primary mixed-use locations 
for commerce, housing, tourism, social activity and regional services. 

N/A  

Action 6.4 - Focus retail and commercial activities in existing centres and 
develop place–making focused planning strategies for centres. 

N/A  

Action 6.5 - Promote and enable an appropriate mix of land uses and 
prevent the encroachment of sensitive uses on employment land through 
local planning controls. 

Yes The Proposal includes an assessment of 
a range of land use conflicts, in particular 
acoustic and traffic impacts both of which 
conclude that the level of impact will be 
either within adopted standards/ 
guidelines or can be designed to meet 
those standards/guidelines.  See 
Appendix G – Environmental Noise 
Assessment Report and Appendix H – 
Transport and Traffic Assessment Report. 

Action 6.6 - Deliver an adequate supply of employment land through local 
growth management strategies and local environmental plans to support 
jobs growth. 

Yes Should rezoning occur, an existing 
employment generating business will be 
able to relocate and expand on the 
employment land resulting from that local 
environment plan. 

Action 6.7 - Ensure employment land delivery is maintained through an 
annual North Coast Housing and Land Monitor.  

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 7 - Coordinate the growth of regional cities 

Action 7.1 - Prepare action plans for regional cities that: N/A  
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NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 
ACTIONS 

CONSISTENCY COMMENTS 

 ensure planning provisions promote employment growth and greater 
housing diversity; 

 promote new job opportunities that complement existing employment 
nodes around existing education, health and airport precincts; 

 identify infrastructure constraints and public domain improvements that 
can make areas more attractive for investment; and 

 deliver infrastructure and coordinate the most appropriate staging and 
sequencing of development. 

Goal 2 - A thriving, interconnected economy 
Direction 8 - Promote the growth of tourism 

Action 8.1 - Facilitate appropriate large-scale tourism developments in 
prime tourism development areas such as Tweed Heads, Tweed Coast, 
Ballina, Byron Bay, Coffs Harbour and Port Macquarie. 

N/A  

Action 8.2 - Facilitate tourism and visitor accommodation and supporting 
land uses in coastal and rural hinterland locations through local growth 
management strategies and local environmental plans. 

N/A  

Action 8.3 - Prepare destination management plans or other tourism 
focused strategies that: 
 identify culturally appropriate Aboriginal tourism opportunities; 
 encourage tourism development in natural areas that support 

conservation outcomes; and 
 strategically plan for a growing international tourism market. 

N/A  

Action 8.4 - Promote opportunities to expand visitation to regionally 
significant nature-based tourism places, such as Ellenborough Falls, 
Dorrigo National Park, Wollumbin–Mount Warning National Park, Iluka 
Nature Reserve and Yuraygir Coastal Walk. 

N/A  

Action 8.5 - Preserve the region’s existing tourist and visitor 
accommodation by directing permanent residential accommodation away 
from tourism developments, except where it is ancillary to existing tourism 
developments or part of an area otherwise identified for urban expansion 
in an endorsed local growth management strategy. 

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 9: Strengthen regionally significant transport corridors   
Action 9.1 - Enhance the competitive value of the region by encouraging 
business and employment activities that leverage major inter-regional 
transport connections, such as the Pacific Highway, to South East 
Queensland and the Hunter. 

N/A  
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NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 
ACTIONS 

CONSISTENCY COMMENTS 

Action 9.2 - Identify buffer and mitigation measures to minimise the impact 
of development on regionally significant transport infrastructure including 
regional and state road network and rail corridors. 

N/A  

Action 9.3 - Ensure the effective management of the State and regional 
road network by: 
 preventing development directly adjoining the Pacific Highway; 
 preventing additional direct ‘at grade’ access to motorway-class 

sections of the Pacific Highway; 
 locating highway service centres on the Pacific Highway at Chinderah, 

Ballina, Maclean, Woolgoolga, Nambucca Heads, Kempsey and Port 
Macquarie, approved by the Department of Planning and Environment 
and Roads and Maritime Services; and 

 identifying strategic sites for major road freight transport facilities. 

N/A The Proposal does not affect any of these 
outcomes 

Goal 2 - A thriving, interconnected economy 
Direction 10 - Facilitate air, rail and public transport infrastructure 

Action 10.1 - Deliver airport precinct plans for Ballina–Byron, Lismore, 
Coffs Harbour and Port Macquarie that capitalise on opportunities to 
diversify and maximise the potential of value-adding industries close to 
airports. 

N/A  

Action 10.2 - Consider airport-related employment opportunities and 
precincts that can capitalise on the expansion proposed around Gold 
Coast Airport. 

N/A  

Action 10.3 - Protect the North Coast Rail Line and high-speed rail corridor  
to ensure network opportunities are not sterilised by incompatible land 
uses or land fragmentation. 

N/A  

Action 10.4 - Provide public transport where the size of the urban area has 
the potential to generate sufficient demand. 

N/A  

Action 10.5 - Deliver a safe and efficient transport network to serve future  
release areas. 

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 11: Protect and enhance productive agricultural lands 

Action 11.1 - Enable the growth of the agricultural sector by directing 
urban and rural residential development away from important farmland and 
identifying locations to support existing and small-lot primary production, 
such as horticulture in Coffs Harbour. 

No But Justified The subject site, although zoned RU1 
Primary Production and having been in 
the past utilized for cane cultivation, is not 
by itself a viable agricultural holding.  See 
1.2 and 1.5 in Appendix E for further 
assessment. 
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ACTIONS 

CONSISTENCY COMMENTS 

 

Action 11.2 - Deliver a consistent management approach to important 
farmland across the region by updating the Northern Rivers Farmland 
Protection Project (2005) and Mid North Coast Farmland Mapping Project 
(2008). 

N/A  

Action 11.3 - Identify and protect intensive agriculture clusters in local 
plans to avoid land use conflicts, particularly with residential and rural 
residential expansion. 

N/A No intensive agriculture clusters are in the 
locality. 

Action 11.4 - Encourage niche commercial, tourist and recreation activities  
that complement and promote a stronger agricultural sector, and build the 
sector’s capacity to adapt to changing circumstances. 

N/A  

Action 11.5 - Address sector-specific considerations for agricultural 
industries through local plans. 

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 12 - Grow agribusiness across the region 

Action 12.1 - Promote the expansion of food and fibre production, 
agrichemicals, farm machinery, wholesale and distribution, freight and 
logistics, and processing through flexible planning provisions in local 
growth management strategies and local environmental plans. 

N/A  

Action 12.2 - Encourage the co-location of intensive primary industries, 
such as feedlots and compatible processing activities. 

N/A  

Action 12.3 - Examine options for agribusiness to leverage proximity from 
the Gold Coast and Brisbane West Wellcamp airports. 

N/A  

Action 12.4 - Facilitate investment in the agricultural supply chain by 
protecting assets, including freight and logistics facilities, from land use 
conflicts arising from the encroachment of incompatible land uses. 

N/A  

Goal 2 - A thriving, interconnected economy 
Direction 13 - Sustainably manage natural resources 

Action 13.1 - Enable the development of the region’s natural, mineral and 
forestry resources by directing to suitable locations land uses such as 
residential development that are sensitive to impacts from noise, dust and 
light interference. 

N/A  

Action 13.2 - Plan for the ongoing productive use of lands with regionally 
significant construction material resources in locations with established 
infrastructure and resource accessibility. 

N/A  

Goal 3 - Vibrant and engaged communities 
Direction 14 - Provide great places to live and work 
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CONSISTENCY COMMENTS 

Action 14.1 - Prepare precinct plans in growth areas, such as Kingscliff, or  
centres bypassed by the Pacific Highway, such as Woodburn and Grafton, 
to guide development and establish appropriate land use zoning, 
development standards and developer contributions. 

N/A  

Action 14.2 - Deliver precinct plans that are consistent with the Precinct 
Plan Guidelines (Appendix C). 

N/A  

Goal 3 - Vibrant and engaged communities 
Direction 15 - Develop healthy, safe, socially engaged and well-connected communities 

Action 15.1 - Deliver best-practice guidelines for planning, designing and 
developing healthy built environments that respond to the ageing 
demographic and subtropical climate. 

N/A  

Action 15.2 - Facilitate more recreational walking and cycling paths and 
expand inter-regional and intra-regional walking and cycling links, 
including the NSW Coastline Cycleway. 

N/A  

Action 15.3 - Implement actions and invest in boating infrastructure 
priorities identified in regional boating plans to improve boating safety, 
boat storage and waterway access. 

N/A  

Action 15.4 - Create socially inclusive communities by establishing social 
infrastructure benchmarks, minimum standards and social impact 
assessment frameworks within local planning. 

N/A  

Action 15.5 - Deliver crime prevention through environmental design 
outcomes through urban design processes. 

N/A  

Goal 3 - Vibrant and engaged communities 
Direction 16 - Collaborate and partner with Aboriginal communities 
Action 16.1 - Develop partnerships with Aboriginal communities to facilitate 
engagement during the planning process, including the development of 
engagement protocols. 

N/A  

Action 16.2 - Ensure Aboriginal communities are engaged throughout the 
preparation of local growth management strategies and local 
environmental plans. 

Yes Local Aboriginal communities will be 
engaged in the process leading to the 
local environment plan as required by 
Council and the State Government, 

Goal 3 - Vibrant and engaged communities 
Direction 17: Increase the economic self-determination of Aboriginal communities   

Action 17.1 - Deliver opportunities to increase the economic independence 
of Aboriginal communities through training, employment and tourism. 

N/A  

Action 17.2 - Foster closer cooperation with Local Aboriginal Land 
Councils to identify the unique potential and assets of the North Coast 

N/A  
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communities. 
Action 17.3 - Identify priority sites with economic development potential 
that Local Aboriginal Land Councils may wish to consider for further 
investigation. 

N/A  

Goal 3 - Vibrant and engaged communities 
Direction 18 - Respect and protect the North Coast’s Aboriginal heritage 
Action 18.1 - Ensure Aboriginal objects and places are protected, 
managed and respected in accordance with legislative requirements and 
the wishes of local Aboriginal communities. 

Yes A Due Diligence report including an 
AHIMS search have been undertaken 
(see Appendix L).  It is anticipated that 
further engagement with the Aboriginal 
community will be required and that any 
development consents will be conditioned 
to provide protection to objects which may 
be uncovered during development 
construction phase. 

Action 18.2 - Undertake Aboriginal cultural heritage assessments to inform 
the design of planning and development proposals so that impacts to 
Aboriginal cultural heritage are minimised and appropriate heritage 
management mechanisms are identified. 

Yes See 18.1 above 

Action 18.3 - Develop local heritage studies in consultation with the local 
Aboriginal community, and adopt appropriate measures in planning 
strategies and local plans to protect Aboriginal heritage. 

N/A  

Action 18.4 - Prepare maps to identify sites of Aboriginal heritage in 
‘investigation’ areas, where culturally appropriate, to inform planning 
strategies and local plans to protect Aboriginal heritage. 

N/A  

Goal 3 - Vibrant and engaged communities 
Direction 19 - Protect historic heritage 

Action 19.1 - Ensure best-practice guidelines are considered such as the 
Australia International Council on Monuments and Sites (ICOMOS) 
Charter for Places of Cultural Significance and the NSW Heritage Manual 
when assessing heritage significance. 

N/A  

Action 19.2 - Prepare, review and update heritage studies in consultation 
with the wider community to identify and protect historic heritage items, 
and include appropriate local planning controls. 

N/A  

Action 19.3 - Deliver the adaptive or sympathetic use of heritage items and 
assets. 

N/A  

Goal 3 - Vibrant and engaged communities 
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Direction 20 - Maintain the region’s distinctive built character 
Action 20.1 - Deliver new high-quality development that protects the 
distinct  
character of the North Coast, consistent with the North Coast Urban 
Design Guidelines (2009) 

N/A  

Action 20.2 - Review the North Coast Urban Design Guidelines (2009). N/A  
Goal 3 - Vibrant and engaged communities 
Direction 21 - Coordinate local infrastructure delivery 

Action 21.1 - Undertake detailed infrastructure service planning to support 
proposals for new major release areas. 

N/A  

Action 21.2 - Maximise the cost-effective and efficient use of infrastructure 
by directing development towards existing infrastructure or promoting the 
co-location of new infrastructure. 

N/A  

Goal 4 - Great housing choice and lifestyle options 
Direction 22 - Deliver greater housing supply 

Action 22.1 - Deliver an appropriate supply of residential land within local 
growth management strategies and local plans to meet the region’s 
projected housing needs. 

N/A  

Action 22.2 - Facilitate housing and accommodation options for temporary  
residents by: 
 preparing planning guidelines for seasonal and itinerant workers 

accommodation to inform the location and design of future facilities; 
and 

 working with councils to consider opportunities to permit such facilities 
through local environmental plans. 

N/A  

Action 22.3 - Monitor the supply of residential land and housing through 
the North Coast Housing and Land Monitor. 

N/A  

Goal 4 - Great housing choice and lifestyle options 
Direction 23 - Increase housing diversity and choice 

Action 23.1 - Encourage housing diversity by delivering 40 per cent of new 
housing in the form of dual occupancies, apartments, townhouses, villas or 
dwellings on lots less than 400 square metres, by 2036. 

N/A  

Action 23.1 - Develop local growth management strategies to respond to 
changing housing needs, including household and demographic changes, 
and support initiatives to increase ageing in place. 

N/A  

Goal 4 - Great housing choice and lifestyle options 
Direction 24: Deliver well-planned rural residential housing areas 

ITEM 14.074/17 - Page 191 of 193 



 

   

NORTH COAST REGIONAL PLAN 2036 GOALS, DIRECTIONS & 
ACTIONS 

CONSISTENCY COMMENTS 

Action 24.1 - Facilitate the delivery of well-planned rural residential 
housing areas by: 
 identifying new rural residential areas in a local growth management 

strategy or rural residential land release strategy endorsed by the 
Department of Planning and Environment; and 

 ensure that such proposals are consistent with the Settlement 
Planning Guidelines: Mid and Far North Coast Regional Strategies 
(2007) or land release criteria (once finalised). 

N/A  

Action 24.2 - Enable sustainable use of the region’s sensitive coastal strip 
by ensuring new rural residential areas are located outside the coastal 
strip, unless already identified in a local growth management strategy or 
rural residential land release strategy endorsed by the Department of 
Planning and Environment. 

N/A  

Goal 4 - Great housing choice and lifestyle options 
Direction 25 - Deliver more opportunities for affordable housing 

Action 25.1 - Deliver more opportunities for affordable housing by 
incorporating policies and tools into local growth management strategies 
and local planning controls that will enable a greater variety of housing 
types and incentivize private investment in affordable housing. 

N/A  

Action 25.2 - Prepare guidelines for local housing strategies that will 
provide guidance on planning for local affordable housing needs. 

N/A  
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20 July 2017 
 
 
General Manager, Northern Region 
Department of Planning and Environment 
Locked Bag 9022  
GRAFTON 
NSW 2460 

 
 
Dear Sir 
 
REZ 2016/0001 Planning Proposal for the proposed Palmers Island Marine Industrial 
Park.  
 
Further to your advice dated 5 July 2017, Council at its Meeting on 18 July 2017 reconsidered 
the updated Noise Assessment and Traffic Assessment technical reports provided in respect of 
the amended Planning Proposal. Council resolved to refer it to the Planning Gateway with a 
request for a determination as follows:    
 
COUNCIL RESOLUTION – 14.074/17 
Lysaught/Toms 
That Council:  
1.  As the relevant planning authority, resubmit the revised Planning Proposal to the Gateway, 
over  Lot 2 DP598769, School Road, Palmers Island to amend Clarence Valley Local 
Environmental Plan 2011 to enable the rezoning of part of the land from RU1 to Part RU1, 
Primary Production, Part IN4 Working Waterfront  and  Part  W3  Working  Waterway  as  
outlined  in  the  Planning  Proposal  Report  titled ‘Palmers Island Marine Industrial Park’ by 
Rob Donges dated 10/04/2017 (Attachment 1); subject to: 
1.1  Further assessment prior to exhibition, of the potential impact and mitigation measures of 
the proposed acoustic walls: 

 
require a setback from the southern boundary of the subject site,  

 
 
1.2  Assessment of the matters previously resolved by Council to be supplied prior to exhibition,  
being: 

 
 

construction,  
 

nal cultural heritage. 
 
2.  Advise the Department that it will accept plan making delegations that may be offered to 
Council. 
 
3.  Require the applicant to provide additional information as required prior to carrying out 
community consultation regarding the Planning Proposal subject to the determination of the 
Gateway process. 
 
Voting recorded as follows: 
For:  Lysaught, Toms, Kingsley, Baker 
Against:  Novak, Ellem, Clancy, Williamson 
 
 

Reference: DWS: REZ 2016/0001    
Contact: Deborah Wray 

mailto:council@clarence.nsw.gov.au


 - 2 – 
Clarence Valley Council 

 

Enclosed is the minuted Report and Planning Proposal documentation considered by Council 
on 18 July 2017 and Council’s resolution on 18 July 2017 in relation to this matter.   
 
Council respectfully requests a gateway determination in relation to this matter. If you require 
further information please contact Deborah Wray, Senior Strategic Planner on telephone 66 430 
271. 
 
 
Yours faithfully 
 
 
 
Deborah Wray 
Senior Strategic Planner  
 
Attachment   Minuted Report and Attachments from Council Meeting 18 July 2017. 
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