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1.0 Introduction
Mitchel Hanlon Consulting Pty Ltd has been engaged to prepare a
planning proposal to amend the Narrabri Local Environmental Plan 2012
Schedule 1 Additional permitted uses to include Lot 113 in DP 1097382
located at 177 Riverside Drive, Narrabri.

The subject land is predominantly zoned R5 Large Lot Residential under
the Narrabri Local Environmental Plan 2012 (NLEP 2012). A small
proportion of the lot bordering Narrabri Creek is zoned RU1 Primary
Production. The lot zoning is not proposed to be modified.

It is proposed to amend the Narrabri Local Environmental Plan 2012 to
include additional uses in Schedule 1 for Lot 113 in DP 1097382 to allow
for “hotel or motel accommodation” and “function centre” land uses to be
carried out on the subject land.

The site is owned by Senso Resources Pty Ltd and contains a large
existing five bedroom residence that was granted planning approval in
February 2014 for a Bed and Breakfast land use. Appendix A includes a
copy of the development approval for the Bed and Breakfast.

Existing infrastructure on the site a large commercial-styled four (4)
bedroom residence, with five (5) one bedroom self-contained bedrooms
for bed and breakfast use. The residence has a motel design external
appearance. In addition, there is a separate two-storey structure
approved as a granny flat adjacent to the main dwelling.

Access to the site is gained via an existing driveway on Riverside Drive
and the site has the Narrabri Creek as its eastern boundary. The site has
extensive existing kerb and gutter sealed bitumen roads connecting the
various large external sheds and structures.

This planning proposal has been prepared in accordance with the
Department of Planning and Infrastructure’s ‘Guide to Preparing Planning
Proposals’ (DP&I, 2012a).
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2.0 Proposal Objective
The objective of the planning proposal is to amend the Narrabri Local
Environmental Plan 2012 (NLEP 2012) to include a Number 3 under
Schedule 1 Additional permitted uses for Lot 113 in DP 1097382 located
at 177 Riverside Drive, Narrabri.

The site in relation to the immediate locality is presented in Figure 1. A site
aerial plan is shown in Figure 2.

The subject site is predominantly zoned R5 Large Lot Residential, with a
small portion of the lot bordering Narrabri Creek zoned RU1 Primary
Production under the NLEP 2012. The lot is to remain under this zoning.
Figure 3 shows the sites zoning as per the NLEP 2012.

The proposed modification will facilitate additional development uses on
the land to include a “hotel or motel accommodation” and “function
centre”. This will complement the existing “bed and breakfast” approval
for the site.
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3.0 Planning Context

3.1 Narrabri Local
Environmental Plan 2012

The site is currently zoned R5 Large Lot Residential and RU1 Primary
Production under the Narrabri Local Environmental Plan 2012.
Predominantly, the lot is zoned R5 Large Lot Residential, and it is on this
section of the lot that the proposed development would occur.

The current zoning of the land is shown in Figure 3 (p10). Narrabri Local
Environmental Plan 2012 defines R5 Large Lot Residential as follows:-

Zone R5 Large Lot Residential

1 Objectives of zone

a) To provide residential housing in a rural setting while preserving,
and minimising impacts on, environmentally sensitive locations
and scenic quality.

b) To ensure that large residential lots do not hinder the proper and
orderly development of urban areas in the future.

c) To ensure that development in the area does not unreasonably
increase the demand for public services or public facilities.

d) To minimise conflict between land uses within this zone and land
uses within adjoining zones.

2 Permitted without consent

Environmental protection works; Extensive agriculture; Home
occupations; Roads; Water reticulation systems

3 Permitted with consent

Bed and breakfast accommodation; Building identification signs;
Business identification signs; Dual occupancies; Dwelling houses;
Extractive industries; Flood mitigation works; Group homes; Home
businesses; Home industries; Open cut mining; Recreation areas;
Seniors housing; Waste or resource transfer stations; Water supply
systems

4 Prohibited

Water storage facilities; Any other development not specified in item
2 or 3.
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3.2 Current Land Use
Existing infrastructure on the site includes a large commercial-styled four (4)
bedroom residence, with five (5) one bedroom self-contained bedrooms for
bed and breakfast use. The residence has a motel design external
appearance. In addition, there is a separate two-storey structure approved
as a granny flat adjacent to the main dwelling.

Access to the site is gained via an existing driveway on Riverside Drive and
the site has the Narrabri Creek as its eastern boundary. The site has
extensive existing kerb and gutter sealed bitumen roads connecting the
various large external sheds and structures.

The current dwellings on the site incorporate an area of approximately
750 m2, with approximately 300 m2 available for future accommodation.

The site currently has approval for a “Bed and Breakfast” accommodation.
The LEP definition includes:

“Bed and breakfast accommodation” means an existing dwelling in
which temporary or short-term accommodation is provided on a
commercial basis by the permanent residents of the dwelling and
where:

(a) meals are provided for guests only, and

(b) cooking facilities for the preparation of meals are not provided within
guests’ rooms, and

(c) dormitory-style accommodation is not provided.

Clause 5.4 of the NLEP 2012 outlines the controls relating to the number of
bedrooms for bed and breakfast accommodation. The NLEP 2012 allows
for no more than five (5) bedrooms to be used for this type of development.
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3.3 Proposed Land Uses
This planning proposal seeks to include additional land uses of “Function
Centre” and “Hotel or Motel Accommodation” to the site. The LEP definition
of these land uses includes:

“Function centre” means a building or place used for the holding of
events, functions, conferences and the like, and includes
convention centres, exhibition centres and reception centres, but
does not include an entertainment facility.

“Hotel or motel accommodation” means a building or place (whether
or not licensed premises under the Liquor Act 2007) that provides
temporary or short-term accommodation on a commercial basis and
that:

(a) comprises rooms or self-contained suites, and

(b) may provide meals to guests or the general public and facilities for
the parking of guests’ vehicles,

but does not include backpackers’ accommodation, a boarding house,
bed and breakfast accommodation or farm stay accommodation.

“Bed and breakfast accommodation” and “Hotel or motel accommodation”
are classified as a type of “Tourist and visitor accommodation” under the
NLEP 2012. The definition of “Tourist and visitor accommodation” includes:

“Tourist and visitor accommodation” means a building or place that
provides temporary or short-term accommodation on a commercial
basis, and includes any of the following:

(a) backpackers’ accommodation,

(b) bed and breakfast accommodation,

(c) farm stay accommodation,

(d) hotel or motel accommodation,

(e) serviced apartments,

but does not include:

(f) camping grounds, or

(g) caravan parks, or

(h) eco-tourist facilities.
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This planning proposal seeks a text amendment for the land identified as
Lot 113 in DP 1097382. This modification proposes to allow for a number of
complementary land uses on the site. The additional proposed land uses of
“Function centre” and “Hotel or motel accommodation” will allow the
proponent to further investigate the feasibility of accommodation options on
the site.
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4.0 Explanation of
Provisions

This planning proposal seeks to amend Schedule 1 ‘Additional permitted
uses’ of the Narrabri Local Environmental Plan 2012. Table 1 outlines the
explanation of provisions for this proposal. The proposed change is to
include “Function centre” and “Hotel or motel accommodation” as
permitted with development consent land uses for Lot 113 in
DP1097382, 177 Riverside Drive, Narrabri.

Table 1: Explanation of Provisions

NARRABRILEP

AMENDMENT

EXPLANATIONOF

PROVISIONS

Lot 113 in DP1097382,

177 Riverside Drive

Narrabri NSW 2390

It is proposed to amend Schedule 1
‘Additional permitted uses’ of the
NLEP 2012 to include Lot 113 in
DP1097382.

There are no other proposed changes to the NLEP 2012.
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5.0 Justification

5.1 Need for Planning Proposal
Is the planning proposal a result of any strategic study or report?

Narrabri Shire Growth Management Strategy

Narrabri Shire Growth Management Strategy (December 2009) prepared
by Edge Land Planning for the Narrabri Shire Council provides a future
direction for the settlements and land within the rural areas of the Shire. It
was the first stage in the review of Narrabri Local Environmental Plan No.
2 (LEP2) being prepared for the entire Shire. This Growth Management
Strategy (GMS) provides the strategic direction for the draft LEP as well
as providing guidance for the future development pattern of the Shire.

This Strategy identifies that there was a reduction in people employed in
the “Accommodation and Food Services” sector in the Narrabri local
government area (LGA) from 2001-2006 of 14% (56 people). The
percentage of people employed in the accommodation and food services
sector within the Narrabri LGA is 6.1% (Edge Land Planning, 2009). The
major employers within the LGA include agriculture, forestry and fishing
(25.2%) and retail trade (10%).

Narrabri Shire Economic Development Strategy

The Narrabri Shire Economic Development Strategy (AEC Group, 2011)
identifies that Narrabri boasts a variety of tourism assets in the Shire
area, such as Yarrie Lake, Mount Kaputar National Park and the
Australia Telescope. These tourism assets have the potential to support
economic development in the LGA.

The Strategy recognises that one of the weaknesses of the Shire is
accommodation availability. The resource sector growth in the Narrabri
region has put pressure on the availability of accommodation and the
lack of available rooms is constraining the tourism sector.

The planning proposal will create the potential for new accommodation
and food service employment opportunities for local Narrabri residents. It
has the potential to bring new tourism opportunities to Narrabri and
diversify the accommodation options of the LGA.
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Is the planning proposal the best means of achieving the objectives
or intended outcomes, or is there a better way?

The planning proposal is the most appropriate method for amending the
Narrabri Local Environmental Plan 2012.

The alternative method of achieving the land use changes for the site is
to rezone the site as a ‘special use’ zone or include the uses of “Function
center” and “Hotel or motel accommodation” as a permitted with consent
uses. These options are considered not the best options as it would
fragment the land zoning map and potentially allow for these uses to
develop in inappropriate locations of the NLEP 2012. The map rezoning
option would also potentially limit the future uses of the site and affect
resale value of the site.

A text amendment to the NLEP 2012 was identified as the best means of
achieving the desired additional land use opportunities for the site.

This option has been selected as it allows for an insertion of the
additional permitted with development consent uses relevant for the Lot,
without requiring a map rezoning.

This option (text amendment) is also proposed given the uniqueness of
the site in comparison to the surrounding land holdings. The site is
considered to be unique within the surrounding R5 zoned land given the
extensive facilities present within the site and the fact that the site
currently has approval to operate as a ‘bed and breakfast’, its natural
assets and proximity to the creek and also its location in relation to
Narrabri town center.

A majority of the surrounding landholdings contained within the
“Riverbend Estate” are currently serviced via council owned restricted
(low flow) water and (gravity feed) sewerage infrastructure. At present
the site contains an existing dwelling, associated water storage and
ancillary infrastructure considerably larger than that of the other dwellings
within the R5 zoning.

The current servicing provisions present significant restriction to the
development of similar land uses within the surrounding area. The future
development of a “hotel or motel accommodation” or a “function center”
within the area would require the significant augmentation of existing
water storage and sewerage systems.

Under the current servicing provisions, water is transferred from the
Council low flow main to water storage tanks within each lot and then
distributed to dwellings as required. Sewage is conveyed from the
dwellings to a holding tank within each lot before being transferred into
the council network under gravity feed.

The subject site has significantly more water storage provisions than
surrounding lots and a suitable sized sewerage system (also deemed to
be considerably larger than surrounding lots).
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It is considered that to adequately service any future development of this
nature within the surrounding area, would require significant investment
by the developers (and potentially Council). Any future development of
this nature within the R5 zoning would create a drain on already stressed
infrastructure.

Given the predominant land use and lack of necessary infrastructure
within the surrounding locality it is considered that the remaining
landholdings within the zone would be unsuitable for use as a “hotel or
motel accommodation” or a “function center” and as such would not
benefit from the additional use being applied to the entire R5 zoning.

The rezoning of the site to a more suitable zoning was considered but
was determined that this process would create a spot rezoning and could
potentially cause land use conflict in the future. Alternatively the rezoning
of the site will create a precedent in the area and may promote further
rezonings in the future. This is considered to be an undesirable planning
outcome for the continued operation of the R5 zone.

As such, a text amendment to allow an addition use for the subject site is
considered the best way to facilitate the continued operation of the site
and to ensure the planning objectives of the R5 zoning are maintained
within the locality.

To assist in the determination of the future appearance and use of the
subject site, the proponent has provided a preliminary concept plan
[Refer to Appendix C], which details potential alternations to the existing
dwelling, associated infrastructure and landscaping.

It should be noted that the provided plan is only a concept and any
details contained within it are preliminary in nature and as such, these
details are subject to change. The plan has been provided for the sole
purpose of the planning proposal. The provided concept plan is in no way
intended to be used to facilitate a Development Application.
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5.2 Relationship to Strategic
Planning Framework

Is the planning proposal consistent with the objectives and actions
contained within the applicable regional or sub-regional Strategy?

Strategic Regional Land Use Policy

The Department of Planning and Infrastructure released the Strategic
Regional Land Use Policy for the New England and North West in
September 2012 (NSW DP&I, 2012b).

One of the key issues identified for the New England and North West is
the maintaining a greater diversity in housing and accommodation types.
Narrabri LGA has been identified as one area in particular having a
demand for rural residential and lifestyle housing. The planning proposal
is consistent with the regional strategy, as it will allow for the
consideration of accommodation and diversify the types of short-stay
accommodation available in the region.

Is the planning proposal consistent with the local Council’s
Community Strategic Plan or other local strategic plan?

It is considered that the proposed land use change is consistent with the
following strategic planning document:

Narrabri Shire Growth Management Strategy 2009

As outlined previously, Edge Land Planning were engaged by Narrabri
Shire Council to produce a strategy which would ‘provide a future
direction for the settlements and land within the rural areas of the Shire’.
The report provides a strategic direction for the preparation of a draft
comprehensive LEP as well as providing guidance for the future
development pattern of the Shire. The document is endorsed by the
Department of Planning and Infrastructure.

Narrabri Shire Economic Development Strategy

The Narrabri Shire Economic Development Strategy (AEC Group, 2011)
identifies that Narrabri boasts a variety of tourism assets in the Shire
area, and they have the potential to support economic development in
the LGA.

The Strategy recognises that one of the weaknesses of the Shire is
accommodation availability. The resource sector growth in the Narrabri
region has put pressure on the availability of accommodation and the
lack of available short-stay rooms is constraining the tourism sector.
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The potential for a new function centre in the LGA also will provide new
tourism and hospitality opportunities. Tourists visiting the area for
conferences or weddings will bring additional economic support to
existing businesses.

The planning proposal is consistent with the Council’s local strategic
planning documents. This proposal will create the potential for new
accommodation and function centre employment opportunities for local
residents. It has the potential to bring new hospitality opportunities to
Narrabri and diversify the accommodation options of the Shire.

Is the planning proposal consistent with applicable State
Environmental Planning Policies?

The following State Environmental Planning Policy (SEPP) is considered
by Narrabri Shire Council to be relevant to the subject land:

 SEPP No. 55 – Remediation of Land

An assessment has been undertaken to determine the level of
consistency the planning proposal has with the relevant State
Environmental Planning Policy (SEPP). The result of the assessment
are provided in Table 2.

Table 2: Compliance with State Environmental Planning Policy

SEPP RELEVANCE IMPLICATIONS

SEPP 55 –
Remediation of
Land

The object of this Policy is to
provide for a Statewide
planning approach to the
remediation of contaminated
land.

The planning proposal does
not have any implications in
terms of the application of
the provisions of SEPP 55.

The subject site is not known
to be contaminated. The site
is not listed on the NSW EPA
Register of Contaminated
Sites, or the Contaminated
Land -Record of Notices.



Page 21Senso Resources Pty Ltd – Planning Proposal

Is the planning proposal consistent with applicable Ministerial Directions (s.117 directions)?

Table 3: Planning Proposal Consistency with Ministerial Directions
MINISTERIAL
DIRECTIONS

PROVISIONS IMPLICATIONS

1. Employment and Resources

1.1

Business & Industrial
Zones

Not applicable to this planning proposal.
The subject site is not within an existing or proposed
business or industrial boundary.

1.2

Rural Zones
Not applicable to this planning proposal.

The subject site is not within an existing or proposed rural
zone.

1.3

Mining, Petroleum
Production &
Extractive Industries

Not applicable to this planning proposal.
The planning proposal does not relate to the rezoning of
land with a known future associated with the Mining,
Petroleum Production and Extractive Industries.

1.4

Oyster Aquaculture
Not applicable to this planning proposal.

The planning proposal does not relate to a Priority Oyster
Aquaculture Area.

1.5

Rural Lands
Not applicable to this planning proposal.

The subject site is not within an existing or proposed rural
or environment protection zone.
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2. Environment and Heritage

2.1

Environment
Protection Zones

Not applicable to this planning proposal.
The planning proposal does not relate to or impact on a
known ‘Environment Protection Zone’.

2.2

Coastal Protection
Not applicable to this planning proposal. The subject site is not within the coastal zone.

2.3

Heritage
Conservation

Not applicable to this planning proposal.
The planning proposal will not affect land in a known
heritage conservation area.

2.4

Recreation Vehicle
Areas

Not applicable to this planning proposal.
The planning proposal does not relate to a Recreational
Vehicle Area.

3. Housing, Infrastructure and Urban Development

3.1

Residential Zones

The objectives of this direction are:

o to encourage a variety and choice of housing types to provide
for existing and future housing needs,

The planning proposal provides consistency with this
direction.

The proposal seeks to encourage a variety of short-term
accommodation options for the Narrabri LGA.
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o to make efficient use of existing infrastructure and services and
ensure that new housing has appropriate access to
infrastructure and services, and

o to minimise the impact of residential development on the
environment and resource lands.

The proposal aims to make efficient use of the existing
infrastructure and services of the site. Electricity,
telecommunications and adequate water supply services
are existing for the site.

There is no proposal to subdivide or rezone environmentally
sensitive or resource lands.

3.2

Caravan Parks and
Manufactured Home
Estates

Not applicable to this planning proposal.
The planning proposal does not restrict land available for
caravan parks or manufactured home estates.

3.3

Home Occupations
Not applicable to this planning proposal.

The planning proposal does not relate to home
occupations.

3.4

Integrating Land Use
and Transport

Not applicable to this planning proposal. The planning proposal does not relate to transport access.

3.5

Development Near
Licensed
Aerodromes

Not applicable to this planning proposal. The proposal is not in the vicinity of a licensed aerodrome.

3.6

Shooting Ranges
Not applicable to this planning proposal.

The planning proposal does not relate to or impact on a
shooting range.
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4. Hazard and Risk

4.1

Acid Sulfate Soils
Not applicable to this planning proposal.

There are no known occurrences of acid sulfate soils in the
Narrabri Region.

4.2

Mine Subsidence and
Unstable Land

Not applicable to this planning proposal.
The land is not identified to be an area affected by mine
subsidence or unstable land.

4.3

Flood Prone Land

When this direction applies

This direction applies when a relevant planning authority prepares a
planning proposal that creates, removes or alters a zone or a provision
that affects flood prone land.

What a relevant planning authority must do if this direction
applies

(4) A planning proposal must include provisions that give effect to and
are consistent with the NSW Flood Prone Land Policy and the
principles of the Floodplain Development Manual 2005 (including
the Guideline on Development Controls on Low Flood Risk Areas).

(5) A planning proposal must not rezone land within the flood planning
areas from Special Use, Special Purpose, Recreation, Rural or
Environmental Protection Zones to a Residential, Business,
Industrial, Special Use or Special Purpose Zone.

The subject site has been identified as being subject to
flood related development controls, in particular clause 6.2
Flood Planning of the NLEP 2012. Therefore this direction
applies to the planning proposal.

This planning proposal will consider the principles of these
guiding documents and are outlined in more detail in
section 5.3.

This planning proposal is for a text modification to Schedule
1 of the NLEP 2012. The proposal does not include the
rezoning of land within the flood prone areas from Special
Use, Special Purpose, Recreation, Rural or Environmental
Protection Zones to a Residential, Business, Industrial,
Special Use or Special Purpose Zone.
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(6) A planning proposal must not contain provisions that apply to the
flood planning areas which:

(a) permit development in floodway areas,

(b) permit development that will result in significant flood impacts to
other properties,

(c) permit a significant increase in the development of that land,

(d) are likely to result in a substantially increased requirement for
government spending on flood mitigation measures,
infrastructure or services, or

(e) permit development to be carried out without development
consent except for the purposes of agriculture (not including
dams, drainage canals, levees, buildings or structures in
floodways or high hazard areas), roads or exempt development.

Any subsequent development as a result of the planning
proposal will be subject to further Development Application
and relevant flood mitigation requirements.

The development does not propose development in
floodway areas as the subject site is deemed to be outside
of identified floodway of Narrabri Creek.

The proposal is considered to have minimal impact on the
flow regime of the Narrabri Creek. The proposal is unlikely
to have a significant flood impact on other properties.

The planning proposal will not permit a significant increase
in the development of land. Any future development that
could be deemed to significantly increase the development
of the land will be subject to further assessment and a
separate Development Application.

There will be no flood mitigation measures, infrastructure or
services required from government spending as a result of
the proposed development. Any flood mitigation measures
will be at the cost of the proponent.

The planning proposal does not seek to permit
development to be carried out without development
consent. Any proposed accommodation or function centre
development will be subject to the relevant development
approval process.
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(7) A planning proposal must not impose flood related development
controls above the residential flood planning level for residential
development on land, unless a relevant planning authority provides
adequate justification for those controls to the satisfaction of the
Director-General (or an officer of the Department nominated by the
Director-General).

(8) For the purposes of a planning proposal, a relevant planning
authority must not determine a flood planning level that is inconsistent
with the Floodplain Development Manual 2005 (including the Guideline
on Development Controls on Low Flood Risk Areas) unless a relevant
planning authority provides adequate justification for the proposed
departure from that Manual to the satisfaction of the Director-General
(or an officer of the Department nominated by the Director-General).

This planning proposal will not impose flood related
development controls above the residential flood planning
level for residential development on land.

This planning proposal does not seek to determine a flood
planning level that is inconsistent with the Floodplain
Development Manual 2005.

4.4

Planning for Bushfire
Protection

Not applicable to this planning proposal.

The planning proposal site is not identified as bush fire
prone as per the Narrabri LEP 2012. The Narrabri/Moree
Bush Fire Management Committee (BFMC) Bush Fire
Management Plan (2010) identifies the site as a part of the
Narrabri township asset protection zone.

5. Regional Planning

5.1

Implementation of
Regional Strategies

When this direction applies

(3) This direction applies when a relevant planning authority prepares a
planning proposal.

Narrabri Shire is subject to the Strategic Regional Land Use
Policy that was released by the Department of Planning and
Infrastructure in September 2012. The planning proposal is
considered to be consistent with this strategy.
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What a relevant planning authority must do if this direction
applies

(4) Planning proposals must be consistent with a regional strategy
released by the Minister for Planning.

Furthermore, the planning proposal is considered to be
consistent with the objectives of the local strategy, the
‘Narrabri Shire Growth Management Strategy’ which is
endorsed by the Department of Planning and Infrastructure.

5.2

Sydney Drinking
Water Catchments

Not applicable to this planning proposal. The site is not within the Sydney drinking water catchment.

5.3

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

Not applicable to this planning proposal.
The planning proposal does not relate to state or regionally
significant farmland on the NSW Far North Coast.

5.4

Commercial and
Retail Development
along the Pacific
Highway, North
Coast

Not applicable to this planning proposal.
The planning proposal does not relate to commercial and
retail development along the Pacific Highway, North Coast.

5.5

Second Sydney
Airport: Badgerys
Creek

Not applicable to this planning proposal.

The planning proposal is not in proximity to a second airport
site at Badgerys Creek.
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6. Local Plan Making

6.1

Approval and
Referral
Requirements

Not applicable to this planning proposal. Not deemed applicable.

6.2

Reserving Land for
Public Purposes

Not applicable to this planning proposal.
The planning proposal does not relate to land that is
reserved for public purpose.

6.3

Site Specific
Provisions

Not applicable to this planning proposal. The planning proposal does not seek to impose restrictive
site specific provisions.

The proposed additional land uses for the site are
complementary to the existing Bed and Breakfast
accommodation land use. The proposed land uses are not
considered to restrict the site specific planning controls and
considered conducive to the surrounding residential land
zoning.

7. Metropolitan Planning

7.1

Implementation of
the Metropolitan Plan
for Sydney 2036

Not applicable to this planning proposal.
The site is not subject to the Metropolitan Plan for Sydney
2036.
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5.3 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?

The proposal is unlikely to adversely affect critical habitat, threatened
species, ecological communities or their habitats. The site has been
historically used for livestock grazing and cleared previously for this
purpose. A number of exotic tree species have been planted as a tree
line along the entrance road, and around the existing dwelling in the
property. An orchard has been planted near the existing dwelling with
exotic fruit species.

The native vegetation along the Narrabri Creek is outside of the
proposed building envelope. It is not envisaged that any future
development proposal will impact on the native vegetation nor propose
clearing of native vegetation on the site.

Are there any other likely environmental effects as a result of the
planning proposal and how are they proposed to be managed?

The subject site is within the Flood Planning Land identified in the NLEP
2012, Flood Planning Map – Sheet FLD_004B. Figure 4 shows the
subject site in relation to the identified flood prone land extent.

A preliminary contour survey of the property has been undertaken by
Gleeson Surveyors, Narrabri. The existing topography of the site slopes
gently to the creek area. The top of the riverbank and existing retaining
wall within the creek bank is at RL 208.70 m. The existing dwelling and
infrastructure is located at RL 216.6 m, eight (8) metres above the top of
the riverbank. The contour detail survey is included as Appendix B.

The previous development application, for construction of the existing
dwelling, approved the location of the dwelling in relation to the flood
risks of the site. The existing dwelling is shown in Plate 1. Surrounding
neighbouring dwellings have also been approved and constructed within
the flood prone area. The surrounding dwellings are shown in Plate 2.

Any proposed development on the site will be subject to a development
approval process. As part of this process, the flood risks of the site will be
assessed with regards to the NSW Flood Prone Land Policy and the
principles of the Floodplain Development Manual 2005 (including the
Guideline on Development Controls on Low Flood Risk Areas) (DIPNR,
2005).
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The Narrabri Floodplain Management Study (Bewsher Consulting Pty
Ltd,1999) will also be referred to in relation to site specific flood mitigation
measures. There are no other environmental effects anticipated as part
of the planning proposal.
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Plate 1: Existing Dwelling on the Subject Property

Plate 2: Surrounding Dwellings Constructed within the Flood Prone Land Area
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How has the planning proposal adequately addressed any social
and economic impacts?

The social and economic impact of the planning proposal is predicted to
be positive as it will allow for the construction of new accommodation and
function centre for the Narrabri LGA. The addition of a new hotel/motel
accommodation and function centre development will create new
accommodation options in the area and potentially create new tourism
job positions.

As the Narrabri Shire Economic Development Strategy (AEC Group,
2011) identifies, there is currently a shortfall of suitable short-term
accommodation options in the region due to the demand that mining
development has placed on housing. The potential for a function centre
complex providing for weddings or conferences will bring visitors to
Narrabri and new tourism opportunities. The planning proposal seeks to
complement the existing land use approval for a bed and breakfast on
the site.

5.4 State and Commonwealth
Interests

Is there adequate public infrastructure for the planning proposal?

Investigations show that there will be adequate existing infrastructure to
service the site. The subject site is serviced by electricity, stormwater,
telecommunications, sewer services and has access via a sealed road.

What are the views of State and Commonwealth public authorities
consulted with the gateway determination?

It is proposed that the issues raised by State and Commonwealth public
authorities will be addressed during the Planning Proposal public
exhibition phase.
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6.0 Community
Consultation

In accordance with the NSW Department of Planning’s Guidelines to
Preparing LEPs, upon Gateway Determination adjoining landholders and
any affected community organisation will be formally notified of the
proposal and invited to provide comment.

In accordance with the prevailing Departmental Guidelines and the
provisions of the EP & A Act, the Planning Proposal will also be publicly
notified for the prescribed period via:

 Local Newspapers; and

 Council’s website http://www.narrabri.nsw.gov.au/
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7.0 Project Timeline
In accordance with the NSW Planning & Infrastructure “A Guide to
Preparing Planning Proposals” a Part 6 Project timeline has been
developed. The proposed project timeline is detailed in the table below:

Table 4: Proposed Project Timeline

PLANNINGPROPOSALCOMPONENT PROPOSEDTIMEPERIOD

Anticipated commencement date (date of
Gateway determination)

Late October 2014

Public exhibition period November 2014

Public hearing dates (if required) Late November 2013

Timeframe for consideration of submissions December 2014/January 2015

Timeframe for consideration of proposal post
exhibition

February 2015

Date of submission to the Department to
finalise the LEP

Late February 2014

Anticipated date RPA will make the plan (if
delegated)

March 2015

Anticipated date RPA will forward to the
department for notification

Late March 2015

It should be noted that the above timeframes are estimates only and are
subject to change in accordance with any unforeseen proposal
developments.
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8.0 Conclusion
Mitchel Hanlon Consulting Pty Ltd has been engaged to prepare a
planning proposal to amend the Narrabri Local Environmental Plan 2012
Schedule 1 Additional permitted uses to include Lot 113 in DP 1097382
located at 177 Riverside Drive, Narrabri.

It is proposed to include additional uses in Schedule 1 for Lot 113 in DP
1097382, 177 Riverside Drive, Narrabri, to potentially allow for “hotel or
motel accommodation” and “function centre” land uses to be carried out
on the subject land.

The subject land is predominantly zoned R5 Large Lot Residential
Primary Production under the Narrabri Local Environmental Plan 2012
(NLEP 2012). This zoning is not proposed to be modified.

This planning proposal seeks to complement the existing “Bed and
Breakfast” development approval for the site.

177 Riverside Drive, Narrabri is considered a unique site due to the
existing approved development and infrastructure on the site, its natural
assets and location that offers the opportunity to enhance the identified
lack of accommodation and function center options within Narrabri area.
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Appendix A Narrabri Shire Council
Development Application
Consent – Bed and
Breakfast
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Appendix B Gleeson Surveying –
Detailed Contour Survey



Registered Surveyors
1 Bowen Street, P.O. Box 1,

Narrabri N.S.W. 2390.
Phone: 02-67922720 Facs.: 02-67923660

E-mail: gleesurv@bigpond.net.au

Original Issue L.B. R.G.

File Name: Sheets: Ref. No.:

Drawing Description:

Scale:

Datum:

Orientation:

Registered Surveyor Date :

Client:

A

G
S

leeson
urveying

Notes:

C. McIntosh

8603_NS.dwg 1  OF  2 8603

1 : 800 @ A3

MGA
20-03-14 AHD

LOT 113  DP1097382
177 RIVERSIDE DRIVE  NARRABRI SURVEY OF EXISTING SURFACE &

BUILDING FOOTPRINT

21
6

215

214

213

212

211
210

209
208

216

215

214
213

212

211

210

209
 TO

P               O
F               RETAINING

               W
ALL               RL 208.70

EXTENT OF
BUILDING

LOT 113
DP1097382

LOT 163
DP1172232

NARRABRI

CREEK

LOT 112
DP1097382

LEGEND
BOUNDARY LINE
CONTOUR MAJOR (1m)
CONTOUR MINOR (0.2m)
SURFACE LEVEL
TOP OF RIVERBANK

215

RIVERSIDE

DRIVE

303°                              13'                              30"                                        212.45

123°     12'          57.68

30°                         19'                         30"                                        145.44

THIS PLAN HAS BEEN PREPARED TO SHOW THE OUTLINE OF THE EXISTING
BUILDING AND LEVELS OVER PART OF LOT 113  DP1097382, ALSO KNOWN AS 177
RIVERSIDE DRIVE, AT RIVERBEND ESTATE NARRABRI AND SHOULD BE USED
FOR NO OTHER PURPOSE.

90°   
  06'    

 20"    
     

  54.81

21
3°

   
   

   
   

 4
4'

   
   

   
   

 2
5"

   
   

   
   

   
 8

6.
57

5

108°    31'   40"         
       53.27

192°     46'     40"                      58.11

173°          04'          40"               88.51



Registered Surveyors
1 Bowen Street, P.O. Box 1,

Narrabri N.S.W. 2390.
Phone: 02-67922720 Facs.: 02-67923660

E-mail: gleesurv@bigpond.net.au

Original Issue L.B. R.G.

File Name: Sheets: Ref. No.:

Drawing Description:

Scale:

Datum:

Orientation:

Registered Surveyor Date :

Client:

A

G
S

leeson
urveying

Notes:

C. McIntosh

8603_NS.dwg 2  OF  2 8603

1 : 800 @ A3

MGA
20-03-14 AHD

LOT 113  DP1097382
177 RIVERSIDE DRIVE  NARRABRI SURVEY OF EXISTING SURFACE &

BUILDING FOOTPRINT

21
6

215

214

213

212

211
210

209
208

216

215

214
213

212

211

210

209
 TO

P               O
F               RETAINING

               W
ALL               RL 208.70

EXTENT OF
BUILDING

LOT 113
DP1097382

LOT 163
DP1172232

NARRABRI

CREEK

LOT 112
DP1097382

LEGEND
BOUNDARY LINE
CONTOUR MAJOR (1m)
CONTOUR MINOR (0.2m)
SURFACE LEVEL
TOP OF RIVERBANK

215

215.28

RIVERSIDE

DRIVE

303°                              13'                              30"                                        212.45

123°     12'          57.68

30°                         19'                         30"                                        145.44

THIS PLAN HAS BEEN PREPARED TO SHOW THE OUTLINE OF THE EXISTING
BUILDING AND LEVELS OVER PART OF LOT 113  DP1097382, ALSO KNOWN AS 177
RIVERSIDE DRIVE, AT RIVERBEND ESTATE NARRABRI AND SHOULD BE USED
FOR NO OTHER PURPOSE.

90°   
  06'    

 20"    
     

  54.81

21
3°

   
   

   
   

 4
4'

   
   

   
   

 2
5"

   
   

   
   

   
 8

6.
57

5

108°    31'   40"         
       53.27

192°     46'     40"                      58.11

173°          04'          40"               88.51



Page C-3Senso Resources Pty Ltd – Planning Proposal

Appendix C Landsite Pty Ltd –
Preliminary Concept Plan
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