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Executive Summary
Background and Purpose
Kyogle Council resolved on March 20, 2006 to prohibit the submissions of individual
spot rezonings of lands included within the Kyogle Strategy for Closer Rural Settlement.
The resolution resulted in expressions of interest and quotations being submitted from
suitably qualified professionals to prepare a rezoning application for all land identified
within Stage 1 – Rural Residential of the Kyogle Strategy for Closer Rural Settlement
and Urban Expansion.
Newton Denny Chapelle have been engaged by Kyogle Council to prepare a Structure
Plan for the twelve (12) ‘Preferred Areas’ identified within Stage 1 – Rural Residential
of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion.
The Kyogle Local Government Area (LGA) is located within the far north corner of NSW
and covers an area of 3589km2. The LGA has a population of under 10,000 and is
relatively dispersed with approximately 59% of the population living in rural areas and
41% living in urban areas (Kyogle Social Plan 2005 – 2009). The following map
illustrates the location of the Kyogle LGA.
The total Study Area comprises approximately 1161.5 hectares of land, that is zoned
either Non Urban 1(a) or Non Urban 1(b) within Council’s two planning instruments
being Interim Development Order No. 1 – Shire of Kyogle and Interim Development
Order No. 1 – Shire of Terania.
Kyogle Council at their ordinary meeting November 18, 2004 resolved to adopt the
Kyogle Strategy for Closer Rural Settlement. The strategy encompasses a number of
recommendations that were put forward through submissions received during the
exhibition process of the draft strategy, which included both consultation with various
public authorities and the community. The draft strategy was placed on public
exhibition during the period of August 18, 2004 – September 15, 2004, and made
available at various locations throughout the LGA. Public notices were also placed in
the Richmond River Express Examiner newspaper of August 18, and September 1,
2004.
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KYOGLE LOCAL GOVERNMENT AREA

Pursuant to Section 54(4) of the Environmental Planning and Assessment Act 1979,
the Department of Planning NSW issued a notification that Council should continue
with the preparation of the draft LEP, and that an environmental study is not required.
Subsequently, Kyogle Council was authorised delegation by the Department of Planning
NSW on 16th February 2007 to rezone land for rural residential development in the
LGA in accordance with the Kyogle Strategy for Closer Rural Settlement.
The objective of the Structure Plan is to rezone land identified in the strategy for closer
rural settlement through an assessment of the capability of the 12 Preferred Areas
for rural residential development and determines general land use suitability.
The purpose of this Structure Plan is to provide a guiding document to be used for the
preparation of future development applications for nominated areas having regard to
the Preferred Area concept plans.

Site Considerations
The study area comprises a range of landscape features, a number of which may
influence future development of the Preferred Areas. These features include:
•

Topography – slope and drainage;

•

Hydrology and flooding;

•

Geotechnical conditions;

•

Flora and fauna values;

•

Bushfire hazards;

•

Natural resource values of the land and adjoining land;

•

Potential land use conflicts; and

•

Visual amenity of the landscape.

Community Issues
A range of community related issues require consideration prior to development for
closer rural settlement. Relevant community issues considered as a part of the Kyogle
Structure Plan include the following:
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•

Community/social facilities; and

•

Infrastructure and servicing.

Opportunities and Constraints
The opportunities and constraints analysis previously undertaken during the
preparation of the Strategy identifies that development within the Stage 1 study area
should occur within twelve (12) ‘Preferred Areas’ for closer rural settlement.
These ‘Preferred Areas’ within stage 1 of the Strategy have been identified as the
following for the purpose of the Structure Plan:
•

Homeleigh

•

Runnymede Road

•

Geneva

•

Bonalbo

•

Cawongla Road

•

Cawongla Road/Oxbow Road

•

Mallanganee

•

Old Bonalbo

•

Tabulam/Bottle Creek

•

Wiangaree

•

Woodenbong

•

Mummulgum

Road Network
Critical road works were identified that will be required to be constructed in association
with the release of the first allotments within the nominated precincts. All critical road
works required for the preferred areas are to be undertaken in accordance with the
approval standards of Kyogle Council. The Road Infrastructure Upgrade Assessment
Report includes critical road works and also other priority upgrade and/or new road
works required in the locality to service new development.
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Part 1. Introduction
1.1

Purpose of the Structure Plan
The purpose of the Structure Plan is to broadly assess the capability of the subject land
for closer rural settlement and provide a guiding document for future development,
and determine general land use suitability.
The Structure Plan generally considers the following:
•

Desired future locality character of the Preferred Areas

•

The location of any existing development

•

The natural features of the site

•

Indicative subdivision layout including potential lot yield

•

Infrastructure provision

•

The scale of the development and its integration with the existing landscape

•

Provision of public facilities and services

•

Conservation of animals and circulation networks

•

Design principles drawn from the analysis of the lands

It should be noted that the purpose of this work is to undertake a broad assessment of
the study area with regard to possible future development.

Further detailed studies will be required to confirm that the indicative land uses
assigned in the Structure Plan are suitable.

Such detailed investigations will be

undertaken at future development application stages.
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1.2

The Study Areas
Figure 1.1 – Figure 1.12, identify the 12 Preferred Areas located within the Kyogle
Local Government Area (LGA).

1.3

Information Sources
The information contained in this report has been obtained from a range of sources,
which include:
•

State Government best practice and mandatory guidelines;

•

Digital mapping (GIS) data from Kyogle Council and various State Government
Departments and Agencies;

•

Specialist technical studies and reports;

•

Other LGA development policies

•

Studies completed for various other projects (including previous rezoning
investigations of land within the vicinity); and

•

1.4

Site assessments and surveys.

Where to from here?
This report will be used as a basis for consultation with relevant government agencies,
landholders and the broader community in relation to the future development of the
Kyogle Study Area for closer rural settlement. The document will form the basis for
Council’s consideration of future development proposals in the nominated Preferred
Areas.
Once the Structure Plan is adopted, all interested parties will be required to lodge
Development Applications in accordance with the individual Preferred Area
requirements.
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1.5

Report Structure
The following describes the structure of this report:
Part One –

Outlines the purpose and structure of the report.

Part Two –

Outlines the planning context of the Kyogle Structure Plan, in relation to
the state, regional and local environmental planning framework.

Part Three –

Provides the Core Development Principles or Performance Criteria that
should apply to all future development within the 12 Preferred Areas.

Part Four –

Summaries in physical terms for each Preferred Area and future
development footprint for each. This part further provides an estimated
lot yield for each of the Preferred Areas.

Part Five –

Describes the administrative requirements for future development
applications and explains what will need to be demonstrated to Council.
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Part 2. Planning context
This section details the State, Regional and Local planning controls and guidelines
relevant to future development of the subject lands for closer rural settlement.

2.1

Local Planning Context
2.1.1

Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(March 2005)

The Kyogle Strategy for Closer Rural Settlement and Urban Expansion (March 2005)
provides the endorsed Strategy for the release of lands for closer rural settlement in
‘preferred’ locations within the Kyogle Local Government Area. It was prepared in
accordance with the provisions of Clause 20 of the North Coast Regional
Environmental Plan (the Regional Plan).
Kyogle Council at their ordinary meeting November 18, 2004 resolved to adopt the
Kyogle Strategy for Closer Rural Settlement.
Pursuant to Section 54(4) of the Environmental Planning and Assessment Act 1979,
the Department of Planning NSW issued a notification that Council should continue
with the preparation of the draft LEP, and that an environmental study is not required.
Kyogle Council was authorised delegation by the Department of Planning NSW on 16th
February 2007 to rezone land for rural residential development in the LGA in
accordance with the Kyogle Strategy for Closer Rural Settlement and Urban Expansion.
2.1.2

Kyogle Council Planning Strategy 1995

The Kyogle Council Planning Strategy 1995 provides an overall planning strategy
aimed at complementing the Kyogle and Terania IDO’s by establishing a range of
objectives and aims for various land uses and development scenarios.
The Kyogle Planning Strategy identified various land use and development scenarios
that influenced the Kyogle Strategy for Closer Rural Settlement March 2005.
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2.1.3

Interim Development Orders (IDO’s)

Both the Kyogle IDO and Terania IDO designate ‘land use’ zones and establishes
fundamental development controls, which apply throughout the Kyogle LGA.
The IDO’s contain 3 land use zones being ‘Village’ or ‘Township’, Non-urban ‘A’ and Nonurban ‘B’. Lands that are zoned ‘Village’ or ‘Township’ incorporate the areas of Kyogle,
Bonalbo, Old Bonalbo, Woodenbong, Cawongla, Tabulam, Mallanganee and Wiangaree.
The majority of the land, the subject of the Structure Plan, is currently zoned Non-urban
1(a) or 1(b) under the Kyogle and Terania IDO’s. The IDO’s do not prescribe objectives
for the designated land use zones.
2.1.4

Kyogle Local Environmental Plan (LEP) No. 2 & 4

Kyogle LEP No. 2 was gazetted on 21/8/1983 and amended Kyogle IDO and permits
rural residential development on certain lands adjoining Kyogle known as the ‘golf
course estate’.
Kyogle LEP No. 4 was gazetted on 12/7/1990 and amended the Kyogle IDO to
permit rural residential development on certain lands adjoining Kyogle known as ‘new
park’.
2.1.5

Kyogle Development Control Plans (DCPs)

A Development Control Plan (DCP) establishes standards, requirements and guidelines
for particular types and/or particular locations of development. These standards,
requirements and guidelines are taken into consideration, when Council determines
development applications for developments and/or locations to which the DCP applies.
DCPs contain more detailed standards than are contained in either the Kyogle IDO or
Terania IDO.
Kyogle DCP No. 1 aims to establish development standards and design and siting
criteria for urban development in the ‘village’ zone, rural and rural residential
development in the Non urban zones.
Kyogle DCP No. 2 aims to establish development standards and design and siting
criteria for the various land uses that are permissible with Council’s consent in the Non
urban zones.
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Kyogle DCP No. 3 applies to land zoned ‘village’ and aims to encourage industrial
development in appropriate locations within Kyogle Township. The preferred location of
industrial development is located between Andrew Street, The Summerland Way,
railway and area north of Craig Street.
2.1.6

Kyogle Council’s Concessional Lot Policy

This policy applies to rural lands and generally deals with applications relating to the
siting of concessional allotments and aims to preserve prime agricultural land.
An amendment made to the Interim Development Order No. 1 – Shire of Kyogle,
resulted in the ability to create concessional allotments being removed. Thus, land
within zones Non-urban 1(a) or Non-urban 1(b) may not be subdivided for the purpose
of concessional allotments effective from 4 February 2007.

2.2

State and Regional Planning Context
2.2.1

Section 117 Directions

A number of Section 117 Directions apply to the State and to the preparation of
planning strategies and LEP’s in the Northern Rivers Region. The Minister for Planning
under Section 117 of the Environmental Planning & Assessment Act 1979 has made
some 28 general and 17 specific directions on a range of planning policies and
principles of state and regional significance.
The direction that had the greatest influence on the preparation of the strategy is the
direction identified as ‘Interim Protection for Farmland of State and Regional
Significance on the NSW Far North Coast’.
The Direction took effect on 12 January 2004 for 2 years and applies to Kyogle
Council, and aimed to protect as an interim measure, the best large contiguous areas
of agricultural land in the Far North Coast from rezoning to urban or rural residential
uses whilst the strategic planning was being undertaken under the Farmland
Protection Project.
The Direction does not apply to land that has been identified for rural settlement in a
currently enforced urban or rural settlement strategy agreed by the Director General
of Infrastructure, Planning and Natural Resources under Clause 20 of The NCREP.
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2.2.2

State Environmental Planning Policies (SEPP’s)

The following State Environmental Planning Policies (SEPP’s) have relevance to future
development applications prepared in accordance with the Structure Plan.

SEPP NO.

2.2.3

DESCRIPTION

1

Development Standards

4

Development Without Consent and Miscellaneous
Complying Development

11

Traffic Generation Development

15

Rural Landsharing Communities

33

Hazardous and Offensive Development

44

Koala Habitat Protection

55

Remediation of Land

64

Advertising and Signage.

Rural Land Evaluation Manual

The Rural Land Evaluation Manual was released by the Department of Planning in
1988 to assist planners in NSW in the assessment of rural lands when making
decisions on land zoning, management, planning and development. The manual outlines
a mapping methodology for identification of environmentally significant areas, flood, fire
and geological hazards, mineral resources, agricultural land and lands suitable for
urban and rural residential development.

2.2.4

The North Coast Regional Environmental Plan 1988

The North Coast Regional Environmental Plan (REP) provides the regional planning
framework for local area planning by councils. The REP identifies a number of matters
that councils must have regard for in the preparation of Local Environmental Plans and
when considering certain Development Applications.

Part 2 Division 4 Rural Housing – relates to rural housing and aims to ensure that any
opportunities for rural housing area are available only as part of a planned strategy for
rural living areas.
The Kyogle Strategy for Closer Rural Settlement was prepared in accordance with the
provisions of Clause 20 of the North Coast Regional Environmental Plan.
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2.2.5

Far North Coast Regional Strategy (2007)

The Far North Coast Regional Strategy applies to the Kyogle LGA and aims to manage
the Region’s anticipated high growth rate in a sustainable manner through protecting
the Region’s environmental assets, cultural values and natural resources whilst
providing for the retention of the Region’s character and providing for economic
opportunities.
One of the aims of the strategy is to provide appropriately located rural residential
opportunities around existing settlements. Part 7 – Settlement and Housing provides
that for land in the non-coastal area, rural residential land release will occur in
accordance with existing local rural residential strategies, consistent with the Regional
Strategy.
2.2.6

North Coast Urban Planning Strategy 1995

The NCUPS relates to the rural strategy. The North Coast Urban Planning Strategy
(NCUPS) was prepared by the then Department of Urban Affairs and Planning (DUAP
now DOP) over a period of three years. The primary aims of the strategy were to
provide a framework for urban growth on the North Coast and maintain the regional
settlement hierarchy. The ‘settlement hierarchy’ relates to the dispersed pattern of
sub-regional centres, towns, villages and hamlets, which is distinctive of the North
Coast Region.
Kyogle Council in the context of the ‘regional concept’ is within the Lismore sub-region.
Lismore is identified as the sub-regional centre and Kyogle major district centre.
The strategy involved a regional-scale constraints mapping exercise resulting in the
identification of areas, which it was viewed, warranted further investigation of their
suitability for urban purposes.

The strategy aimed to preserve such areas from

inappropriate subdivision and development, which might compromise future integrated
planning of those areas.
This NCUPS strategy indicates that the ‘local picture’ growth opportunities for Kyogle
Township are to the south-east (generally into the area adjoining Craig Street and
Yongurra Road) and west (generally into the area south-west of the existing urban area
of Geneva), subject to up-grading utilities services. Subsequently these areas were
included within the Kyogle Strategy for Closer Rural Settlement.
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2.2.7

Guidelines on Rural Settlement of the North Coast of NSW

The guidelines were produced in 1995 to introduce a catchment approach and the
implementation of planning principles to ensure a comprehensive planned approach to
closer rural settlement in the North Coast Region.
The planning principles are:
1. Defining the framework for a planning catchment based on physical, social and
service features and networks
2. Consideration of patterns of settlement by defining a rural settlement hierarchy
to identify ‘Preferred Areas’ for rural residential settlement
3. Identifying the following key planning and design elements; environmental
protection, social/people needs, compatible land use and character, servicing
and self reliance and community resource management to be considered in
development design
4. Providing opportunities for participation in location, design, development and
management of settlements.
These Guidelines are implemented through the North Coast Regional Environmental
Plan (NCREP), and the North Coast Urban Planning Strategy.

2.3

Other Policies and Guidelines
2.3.1

NSW Agriculture Policy on the Protection of Agricultural Land

The policy which was prepared by NSW Agriculture in 1993 aims to achieve
sustainable rural development and indicates that the preservation of prime crop and
pastureland should be encouraged.
The objective of the policy is to support the retention of agricultural land, particularly
prime crop and pasture land, for commercial food and fibre production.
The Policy requires that environmental planning policies for local government areas
and regions should take into account the productivity and suitability of the land and that
the nature and the requirements of agricultural industries in the areas be considered.
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The policy generally aims to avoid land use conflicts, and provide a diversity of rural
living opportunities in appropriate locations to provide scope for development in rural
areas.
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Part 3. Core Development Principles
3.1

Introduction
This section reviews the Core Development Principles that apply to all future
development within the Preferred Areas. These principles will be required to be
addressed during the preparation of any future development applications for the
nominated release areas.
Kyogle Council in their Strategy for Closer Rural Settlement adopted a number of
assessment criteria during the opportunities and constraints analysis previously
undertaken during the preparation of the strategy (Chapter 7). The Core Development
Principles outlined below in Section 3.2, includes the assessment criteria adopted by
Council, with enhancement to those principles given by Newton Denny Chapelle to
further assist in the guiding of future development.

3.2

Core Development Principles
In order to reduce the potential for negative impacts of development, future
development in the Preferred Areas should satisfy the following performance criteria
and guiding principles:
3.2.1

Minimum Lot Sizes

The structure plan specifies the following minimum lot sizes for future rural residential
development:
LOT TYPE
Rural Residential Lots
(Precinct A)

SIZE
5,000m – 5 hectares, with an average lot size of 1
hectare in the areas of Homeleigh, Runnymede Road,
and Geneva.
2

All other areas have an average lot size of 2 hectares.
Larger Rural Residential Lots
(Precinct B)

Hobby Farms: 5+ hectares, with a minimum lot size of 5
hectares.

Rural Landsharing Communities: 10+ hectares with
minimum lot size of 10 hectares.
Average lot size for Precinct B is to be 15 hectares.
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3.2.2

Locality Planning

Element – Design in Local Context
Objective:
To locate rural residential settlements in a way that reinforces existing rural
settlement pattern and meets the changing needs of the community by:
•

Providing for the needs of the current and future population;

•

Protection of the Environment;

•

Ensuring compatibility in land uses;

•

Efficient provision of services;

•

Community resource management.

PERFORMANCE CRITERIA
1.

Future development proposals are located within an area identified as a Preferred Area in the
Structure Plan.

2.

Future subdivision layouts should respond to topographical features, site characteristics, settings,
landmarks and views, existing and desired road networks, and protects the environment.

3.

Where community facilities are provided, they should be located at focal points for existing and
future residents and be easily accessible.

4.

Future road networks should provide high levels of accessibility and good external connections for
local vehicles, pedestrian and cycle movements, and provide safe conditions for all users.

5.

Future road and lot layouts are to permit efficient provision of physical services.

6.

Road and lot orientation encourage the siting and design of energy efficient dwellings.

7.

Lot design and layout should provide for compatible land uses.

8.

Lot layouts are integrated with and complements existing rural environments and rural
landscapes.

9.

Future lot layouts should enhance personal safety by minimising potential for crime.

10. Lot layouts retain significant vegetation and habitat areas where appropriate (Refer Figure 3.1).
11. Contiguous habitat corridors linking areas of native vegetation to each other should be retained
and not disturbed, further enhancing the ecological integrity of native ecosystems.
12. Future development will encompass current best practice in Environmentally Sustainable
Development (ESD).
13. Future development will encompass current best practice in Water Sensitive Urban Design
(WSUD).
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Figure 3.1 - Retention of Significant Features
Character Design Response

Figure 3.2 - Riparian & Watercourse Management
Character Design Response

Figure 3.3 - Smaller Rural Residential Character
Design Response

14. Future development should protect and where possible improve water quality in adjacent and
downstream waterways including the estuaries.
15. Future lot layout design should be designed to avoid creek frontages to new lots. (Refer Figure
3.2).
16. Future lot layout should not create additional lots with riparian water rights.
17. Future lot layouts and management of future development should provide for environmental and
land management through:
-

protection and appropriate management of natural habitat and significant vegetation
species (inclusive of riparian vegetation);
appropriate landscaping;
protection of water courses and water quality;
control of weeds and feral animals;
appropriate agricultural use of the land;
providing effective buffer areas and separation distances between potentially conflicting land
use;
providing adequate protection from bushfire;
minimising soil erosion;
Containing steeper sloping lands within larger allotments and retained as bushland where
possible;
future development, particularly building envelopes, should be located away from flood prone
land and steeper areas that may be unstable;
future development should be located away from areas of land that are contaminated
through previous land uses.

18. Future lot layouts and management of future development should provide for effective utility and
infrastructure services such as:
-

potable water collection;
effluent disposal;
boundary fencing.

19. Future lot layouts and management of future development should provide for effective utility and
infrastructure services such as:
-

open space areas and passive recreation;
active recreation;
community facilities.

Element – Major Movement Networks
Objective:
To provide an integrated movement network for vehicles, public transport, pedestrians
and cyclists that:
•

are cost effective;

•

are environmentally acceptable;

•

minimise the impact of traffic on the existing rural road network.
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PERFORMANCE CRITERIA
1.

Future road network meets existing and future needs generated by future development and safely
and efficiently accommodates projected traffic movements, public transport services, and
provides for pedestrians and cyclists in a co-ordinated fashion.

2.

The road network safely and efficiently connects appropriately with external traffic routes and
adjoining rural residential stages where applicable.

3.

New roads serving future development should be designed to enhance connectivity between
development stages as opposed to operating as through traffic routes for externally generated
traffic (excluding public transport).

Element – Local Road Networks
Objective:
To provide local road networks where each road:
•

is clearly defined;

•

is safe;

•

provides acceptable levels of access and convenience for users.
PERFORMANCE CRITERIA

Function and Structure
1.

Road networks have clear physical distinctions between each type of road and based on function,
legibility, convenience traffic volumes and speeds, safety and amenity.

2.

Design features of roads should encourage appropriate driver behaviour.

Safety, Access and Convenience
3.

Intersections should be spaced to create safe and convenient vehicle movements.

4.

Future development of smaller rural residential lots should encourage consolidation of vehicular
access points from road frontages (Refer Figure 3.3).

5.

Street lighting should be provided at road intersections.

Mode Choice
6.

The road network facilitates safety with respect to walking and cycling. Road width dedications
greater than 20m may be required.

7.

The road network safely and efficiently accommodates public transport services and allows for
the safe, efficient and unimpeded movement of buses.

Design and Character
8.

Roads are to be constructed in accordance with the Northern Rivers Local Government
Development and Design Manual and AUSTROADS where applicable.
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9.

Future road designs should take into consideration the topography and vegetation of the land,
existing or potential site assets, whilst taking advantage of views and breezes.

10. Future road networks must take into account the rural landscape, both existing and future.
11. Road networks take into account and responds to natural drainage and environmentally sensitive
systems.
12. Future road orientations should be encourage to promote solar access for future dwellings.

Environmental Protection
13. Traffic generation resulting from future development should be within acceptable capacity for the
roads.
14. Road networks should be designed to reduce traffic speeds.
15. Roads and allotments should be located so existing and future dwellings are not subject to
unacceptable levels of traffic noise.

Cost Effectiveness
16. Roads optimise the cost effectiveness of the road network, without compromising road standards.

Element – Pedestrian, Cyclists and Non-vehicular
Objective:
To encourage: walking, cycling, horse riding and the like by providing sufficient area
within the road reserve.
PERFORMANCE CRITERIA
1.

Road networks to service future developments should provide adequate room for pedestrians,
paved cyclist and horse trails where possible, with connections to adjoining roads and open
spaces where practicable. Road width dedications greater than 20m may be required.

2.

Road networks should allow for the provision of earthworks improvements adjacent to public
roads to improve visibility of pedestrians, and provide an easily maintainable road verge.

3.2.3

Physical Infrastructure

Element – Utility Services
Objective:
To ensure that the rural residential areas are serviced with utility services such as
sewerage, water, electricity, street lighting and communication services in a timely,
coordinated, cost effective and efficient way that supports sustainable development
practices.
Kyogle Structure Plan
Version C

Newton Denny Chapelle
Page 18

PERFORMANCE CRITERIA
1.

The design and provision of utility services (sewerage, water, electricity, street lighting, and
communication services) are cost effective over their life cycle and include provisions to minimise
potential for adverse environmental impacts.

2.

New rural residential development is to be self sufficient in terms of water supply, without drawing
water from existing permanent watercourses or creating additional riparian water rights (Refer
Figure 3.2), or requiring connection to Council operated water supplies or sewerage systems.

Element – Effluent Disposal
Objective:
To ensure that future allotments are adequately serviced with on-site wastewater
disposal systems in a cost effective, coordinated and efficient manner that supports
sustainable development practices without causing environmental harm.

PERFORMANCE CRITERIA
1.

No risk to public health should be generated.

2.

Land quality should be preserved with respect to protection from biological contamination, or
degradation of soil structure.

3.

No contamination should occur of surface waters emanating from the site (including first flush
runoff rainfall runoff, contaminated surface or sub-surface flow or contaminated groundwater.

4.

No contamination of groundwater should occur

3.2.4

Stormwater Management

Element – Design in Local Context
Objective:
To provide major and minor drainage systems that:
•

Adequately protect people and both the natural and built environments to an
acceptable level of risk;

•

Contribute positively to the environment and provide for the enhancement of
catchment areas in an environmental manner;

•

Are provided in a cost effective manner with respect to initial cost and
maintenance.
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PERFORMANCE CRITERIA
Major System
1.

The major stormwater drainage system has the capacity to safely convey stormwater flows
resulting from the relevant design storm under normal operating conditions, taking partial minor
system blockage into account.

2.

Overland flow paths are developed which ensure that there is minimal property damage.

3.

Future development should encourage the retention of natural streams and vegetation wherever
safe and practicable, environmentally sensitive areas and other less flood sensitive land uses into
drainage corridors and provide for detention basins where required to control stormwater.

4.

No flow paths should be designed that would act to increase the risk to public safety or property.

Minor System
5.

The minor drainage system has the capacity to control stormwater flows under normal operating
conditions for the relevant design storm with minimal risk of blockage.

6.

Drainage networks should be well defined ensuring no hidden flow paths exist that could reduce
capacity to convey design flows.

7.

Existing downstream systems should be taken into account during the design of the minor
system.

8.

Where roads have been affected by runoff from the relevant design storm, the minor system
design allows for the passage of vehicles on roads at reduced speed.

9.

The minor design system should be easily accessible and available for ease of maintenance.

10. Materials used for construction should be selected based on suitability, durability, maintainability
and cost-effectiveness.

Site Drainage
11. Future subdivision design layouts provide and take into account:
-

on-site stormwater detention and retention;

-

on-site infiltration.

Drainage Outlets
12. All stormwater systems shall be designed to discharge appropriate water volume, velocity and
quality to an acceptable legal point of discharge.

Element – Water Quality Management
Objective:
To ensure water quality management systems are provided which:
•

ensure disturbance to natural stream systems is kept to a minimum;
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•

the quality of receiving waters is not degraded or adversely affected by
stormwater discharging to surface and underground receiving waters during
either construction and developed areas.

PERFORMANCE CRITERIA
1.

During construction, adequate provision is made for measures ensuring land form is stabilised
and erosion controlled.

2.

System designs should optimise the interception, retention and removal of water-borne pollutants
prior to discharging to receiving waters.

3.

System designs minimise environmental impacts of runoff on the surface receiving water quality
and on the natural environment generally.

4.

Point sources of pollution should be identified and minimised.

Element – Flooding
Objective:
To ensure that lands are developed appropriately for flood prone land.
PERFORMANCE CRITERIA
1.

Future building envelopes and dwelling sites should illustrate that effluent disposal areas,
recreation areas and that access to the road system are situated on land that is not subject to
flooding in a 1 in 100 year storm event.

3.2.5

Lot Layout

Element – Rural Landscape and Landscaping
Objective:
To provide attractive landscapes that:
•

Reinforce the functions of the road;

•

Enhance the amenity of buildings;

•

Are sensitive to the built form, rural landscape, native vegetation and
environmental condition of the site and locality.
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PERFORMANCE CRITERIA
1.

Future road and landscape designs should:
-

2.

provide attractive rural residential environments with clear and distinct character and
identity;
take into account and respect existing landscapes;
provide for protection of environmentally sensitive areas such as habitat areas, steep
slopes, significantly vegetated areas, and watercourses;
provide appropriate roadside tree plantings;
take into account and take advantage of where possible views, vistas, existing vegetation and
landmarks.

Design of landscape within public roads should:
-

define and create a theme for new roads or take into account and respond to existing rural
landscape character;
be sensitive to site attributes;
complements the functions of the roads and reinforces the desired speed and behaviour;
be at an appropriate scale;
promote safety and casual street surveillance;
provide appropriate roadside tree plantings;
incorporates existing vegetation where possible and practicable;
incorporate native vegetation species within environmentally sensitive areas;
assists in microclimate management;
achieves and provides safe lines of sight for pedestrians, cyclists and vehicles;
where appropriate, provides adequate lighting for pedestrian and vehicular safety;
act as additional buffers where appropriate;
allows unrestricted pedestrian access.

Element – Lot Configuration
Objective:
To provide for future development that:
•

provides a range of lot sizes to suit a variety of dwellings with areas and
dimensions to accommodate user and servicing requirements;

•

where practicable, orientate lots to take advantage of energy conservation
principles;

•

provides for community focus and interaction whilst reinforcing existing areas.
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PEFORMANCE CRITERIA
Size
1.

Lots should contain appropriate size, area and dimensions to allow for the siting and construction
of future dwellings and outbuildings, outdoor private open spaces, views, vehicular access and onsite parking.

2.

Future lot designs should take into account the slope of the land and seek to minimise earthworks
and retaining walls for further developments.

3.

Future lot designs should permit the siting of dwellings to:
-

protect natural and cultural features;
be responsive to site constraints such as erosion, bushfire risk, steep slopes, and flooding;
preserve and integrate into development where possible, natural and special features such
as trees and views.

4.

Future building envelopes should minimise the impact of future dwellings on the landscape.

5.

Future building envelopes should be sited in such a manner to facilitate future re-subdivision of the
land parcel.

User Requirements
6.

Future lot frontages should be orientated to roads to promote personal safety and property
security, whilst acting as a deterrent to crime and vandalism.

Orientation and Energy
7.

The orientation of lots should allow future dwellings to take advantage of microclimate benefits
and solar access requirements.

Element – Bushfire
Objective:
To reduce the risk of fire associated with building on bushfire prone land.
PERFORMANCE CRITERIA
1.

All future applications for subdivision upon bushfire prone land will be required to conform with
the criteria and standards contained within Planning NSW document Planning for Bushfire
Protection Guidelines 2006.

Element – Land Use Buffers
Objective:
To minimise land use conflicts between potentially incompatible land uses through the
implementation of appropriate buffers.
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PEFORMANCE CRITERIA
1.

Future allotments will illustrate that future dwelling sites provide adequate land use buffers from
potential conflicting land uses. Buffer distances are to be provided within future allotments, where
applicable, between nominated building envelopes and adjoining land uses in accordance with the
following table:

LAND USE

DISTANCE METRES

Piggeries

In accordance with Department of
Environment & Conservation Odour
Policy and related technical documents.

Dairies

In accordance with Department of
Environment & Conservation Odour
Policy and related technical documents.

Land Under Cultivation

300*

Cattle Tick Dip Sites

200

Bushfire Hazards

Category 1: Forests woodlands, heaths
and wetlands greater than 1 ha

Category 2: Moist rainforests, shrubland,
open woodlands, mallee and grasslands
greater than 1 ha and Forests, woodland,
heaths and wetlands < 1 ha within 100
metres from category 1 and 30 metres
from above areas.
100 metre buffer around Category 1
30 metre buffer around Category 2
Extractive Industries ^

500 – 1,000*

Industrial Development

300*

Intensive Horticulture #

300

* distance dependent on the topographical features, scale, nature of the existing use
# orchards, banana plantations, market gardens and the like
^ quarries, mines and the like

2.

Appropriately designed buffers (inclusive of riparian buffers) will be provided between rural
residential development and significant areas of native vegetation and watercourses.

3.

Riparian buffers are to incorporate a separation distance of at least 40 metres (Refer Figure
3.2).
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Element – Prime Agricultural Land
Objective:
To retain and enhance viable areas of prime agricultural land:
PERFORMANCE CRITERIA
1.

Future subdivision designs should be compatible with the agricultural capabilities of the lands.

2.

Future development should not adversely impact on or sterilise viable areas of good quality
agricultural land.

3.

Closer rural settlement should only be located where development is not likely to significantly
affect the continued operations of existing agricultural activities in the vicinity of the land to be
developed.

4.

Areas containing larger areas of predominately prime agricultural land should be retained within
larger sized lots.

5.

Future subdivision designs should provide for the cluster of rural residential lots to retain larger
areas suitable for agricultural production where possible.

3.2.6

Community Facilities

Objective:
To ensure a "community facility needs assessment" is prepared and submitted
identifying the level of new or upgraded facilities that will be required as a result of total
development within the preferred areas of:
•

Homeleigh;

•

Runnymede Road;

•

Geneva.

PERFORMANCE CRITERIA
New development can generate a demand for additional community facilities and services in an area.
Council’s Section 94 Contributions Plan does not necessarily allow for the provision of community
facilities generated by new development that will result from this rezoning proposal.
The development applications for the selected properties within the Homeleigh, Runnymede Road and
Geneva areas shall include a "needs assessment" that identifies the level of new or upgraded facilities
that will be required as a result of total development of the preferred area. The needs assessment
should include information on how the demand for new facilities has been determined and address:
•

An estimate of the ultimate population in the area taking into account the existing population,
the increase resulting from the rezoning and the expected increase resulting from any other
developments in the locality that might be achieved under a current land release strategy
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•
•
•
•
•
•

An audit of the existing community facilities in the area that services the existing population
The anticipated increase in demand for community, recreational and commercial facilities in the
area that will be generated as a result of the proposal as well as to service the ultimate
population in the area
A description of the new or upgraded facilities that will be required
An estimate of the cost of such facilities
Where the facilities are to be provided
How the facilities are to be funded

New or upgraded facilities that are required as a consequence of development arising from this
structure plan will be expected to be funded by that development. Where such facilities are not already
included in Council's Contribution Plan, the applicant will need to demonstrate how and when such
facilities are to be funded. This could take the form of a Planning Agreement with Council.
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Part 4. Twelve (12) Preferred Areas
4.1

Introduction
This section provides a broad overview of each of the twelve (12) Preferred Area’s
physical characteristics and identifies preliminary development concept plans inclusive
of indicative precinct layouts. From this a projected lot yield is estimated for each of the
areas.
Each Preferred Area is further broken down into either Precinct A or Precinct B.
Precinct A permits smaller rural residential lots of between 5,000m2 – 5 hectares
with an average lot sizes of either 2 hectares or 1 hectare. Precinct B permits larger
rural residential lots with a minimum area of 5+ hectares for hobby farms, and 10+
hectares for rural landsharing communities with an area average of 15 hectares.
The preliminary design concept plans for each Preferred Area are indicative in terms
of precinct locations and their outer limits. The outer limits of each precinct will be
subject to further detailed assessment prior to lodgement of formal development
applications.
The preparation of the concept plans have taken into account the opportunities and
constraints assessment detailed within Chapter 7 of the Kyogle Strategy for Closer
Rural Settlement and Urban Expansion and associated strategy mapping (Maps 16-1
to 16-15). Generally, lands that are subject to constraints or contain creek/river
frontage has been included within Precinct B, for larger rural residential lots.

4.2

Description of Preferred Areas
4.2.1

Homeleigh

Physical Description Summary
The land within Homeleigh is located approximately 6km from Kyogle via Kyogle Road
and Homeleigh Road, with the land included within the Preferred Area located on the
eastern side slopes of a ridgeline between Fawcetts Creek and Back Creek and
generally contains an easterly aspect. The location of the Homeleigh Preferred Area
and summary of physical characteristics is identified in Figure 4.1.
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The height of the land within the Preferred Area varies between 240 metres (AHD)
and 200 metres (AHD) and contains a gentle slope of approximately 7% (4° – 1 in 14).
Lands both east and west of Homeleigh Road contain steeper sloping lands exceeding
15% slope (8.5° – 1 in 7).

Plate 1: Aerial view of Homeleigh Preferred Area

The treed vegetation has been substantially cleared and now includes grasslands
interspersed with isolated groupings and individual native and exotic trees.
Good dam sites are available and drainage of the area comprises 1st and 2nd order
watercourses flowing east to Back Creek.

Key Features of Homeleigh
The following Concept Plan for the Homeleigh Preferred Area has been characterised
as containing two types of precincts, Precinct A and Precinct B. Precinct A is
characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 1 hectare. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
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The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Homeleigh Concept Plan
Figure 4.2 illustrates a concept plan for future development of the Homeleigh precinct,
based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Homeleigh
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Homeleigh release area:
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 1 hectare, and larger lots of 5+
hectares with an area average of 15 hectares.

•

A significant portion of the lands adjoining Back Creek is designated as Class 3
Prime Agricultural Land. The larger contiguous areas of Class 3 land are to be
retained and incorporated into larger rural lots.

•

The eastern side of Homeleigh Road adjoins Back Creek with opportunities
existing to establish a riparian buffer adjacent to the creek. Riparian buffers
are to be contained within the larger allotments.

•

Concerns are raised over the suitability of some slopes on both the eastern
and western side of Homeleigh Road for future development. Thus the areas
with steeper sloping lands are to be incorporated into larger allotments.

•

Areas that are not constrained by steep slopes, larger viable areas of prime
agricultural land, don’t incorporate buffers to creek frontage, or bushfire
hazards are to be incorporated into smaller rural residential allotments.

•

Primary access for future development is to be achieved from Homeleigh Road
via new public roads where possible.
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•

A Community Facilities Needs Assessment is to be prepared and submitted
with the first subdivision application in accordance with Section 3.2.6 of this
Structure Plan for those nominated properties identified on Map 4.2.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical road works for Homeleigh are:
-

Upgrade of the intersection of Kyogle Road and Homeleigh Road inclusive
of the provision of turning lanes and bus setdown areas

-

Widen

Homeleigh

Road

to

6m

seal,

being

from

the

Kyogle

Road/Homeleigh Road intersection to the commencement of the
preferred Homeleigh area.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Homeleigh.

LAND AREA

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED
YIELD
(NO. OF LOTS)

194.5
hectares

Precinct A: (77 ha)
Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (117.5ha)
Hobby Farms 5+
hectares
Rural Landsharing
Communities 10+
hectares

1 hectare (average)

77

5 hectares (minimum)
8
10 hectares (minimum)

NB: 15 hectare average
Total: 85

It is suggested that the ‘Homeleigh’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 1 hectare, and
larger lots of 5+ hectares with an average lot size of 15 hectares. Based on the above,
numerically the area can accommodate approximately 85 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Homeleigh Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.2

Runnymede Road

Physical Description Summary
The Runnymede Road locality is located approximately 5km from Kyogle via the
Summerland Way, Runnymede Road and Yongurra Road. The land identified within the
Preferred Area is located on the western side slopes of a ridgeline between the
Richmond River and Back Creek with a general westerly aspect. The location of the
Runnymede Road Preferred Area and summary of physical characteristics is identified
in Figure 4.3
The height of the land varies between 200 metres (AHD) and 60 metres (AHD) and
contains gentle slopes of approximately 7% (4° – 1 in 14). However, some areas both
north and south of Runnymede Road contain slopes in excess of 15% (8.5° – 1 in 7).

Plate 2: Aerial view of Runnymede Road Preferred Area

The treed vegetation has been substantially cleared and comprises grasslands with
isolated groupings and individual native and exotic trees.
Good dam sites are available with drainage of the area comprising 1st, 2nd and 3rd order
intermittent watercourses that flow west to the Richmond River via a number of
wetland areas.
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FIGURE 4.4
RUNNYMEDE ROAD CONCEPT PLAN
Ref No. 06/525

Key Features of Runnymede Road
The following Concept Plan for the Runnymede Road Preferred Area has been
characterised as containing one precinct, Precinct A. Precinct A is characterised by
smaller rural residential allotments ranging in areas between 5,000m2 – 5 hectares
with an area average of 1 hectare.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Runnymede Road Concept Plan
Figure 4.4 illustrates a concept plan for future development of the Runnymede Road
precinct, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Runnymede Road
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Runnymede Road release area:
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 1 hectare.

•

Given the close proximity of the lands to the village of Kyogle, the Runnymede
Road Preferred Area has adopted a higher density through the creation of
smaller style lots as opposed to larger rural lots.

•

The primary means of all access into the area is to be from Runnymede Road.

•

Upgrading of the road/railway crossing will require consideration of the railway
crossing and the requirements of State Rail.

•

Provision must be given, in future lot layouts, for future physical connections to
adjoining development stages to the east.
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•

Provision for acoustic buffer to railway from future building envelope/s based
on noise impact assessment prepared by a suitably qualified person.

•

Provision of investigation area as a no build zone. Future building envelope/s
subject to a contaminated land assessment prepared by a suitably qualified
person.

•

A Community Facilities Needs Assessment is to be prepared and submitted
with the first subdivision application in accordance with Section 3.2.6 of this
Structure Plan for those nominated properties identified on Map 4.4.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Runnymede Road are:
-

Upgrade of the Summerland Way and Runnymede Road intersection
inclusive of provision of turning lanes and bus stop set down areas.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Runnymede Road.

LAND
AREA

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED
YIELD
(NO. OF LOTS)

144
hectares

Precinct A: (144ha)

1 hectare (average)

144

Rural Residential Lots
5,000m2 – 5 hectares
Total: 144

It is suggested that the ‘Runnymede Road’ Preferred Area may be appropriate for
rural residential lots 5,000m2 – 5 hectares in area with an area average of 1 hectare.
Based on this average, numerically the area can accommodate approximately 144
allotments.
It is important to note that the above is a numerical assessment only of potential lot
yield for the Runnymede Road Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.3

Geneva

Physical Description Summary
The Geneva locality is situated approximately 3km from Kyogle via Afterlee Road, Anzac
Drive, Ettrick Road and Omagh Road. The land identified within the Preferred Area is
located on the summit areas and eastern and western side slopes. The location of the
Geneva Preferred Area and summary of physical characteristics is identified in Figure
4.5.
The slopes are characteristic of a ridgeline between Horse Station Creek and the
Richmond River and generally has a northern aspect between Afterlee Road, Anzac
Drive and Ettrick Road. A westerly aspect exists between Ettrick Road and Omagh
Road.

Plate 3: Aerial view of Geneva preferred area

The height of the land varies between 130 metres (AHD) and 60 metres (AHD) and
contains gentle slopes of approximately 6% (4° – 1 in 14) within the Afterlee, and
Ettrick Roads area. Steeper slopes exist of in excess of 25% (14° – 1 in 14) in the
Ettrick and Omagh Roads Area.
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FIGURE 4.6
GENEVA CONCEPT PLAN
Ref No. 06/525

Significant areas of native trees are located in the Afterlee Road, Anzac Drive and
Ettrick Road area. The treed vegetation in the Ettrick and Omagh Roads area has been
substantially cleared and is now limited to grasslands with isolated individual native and
exotic trees.
Good dam sites are available with drainage of the Afterlee, Anzac Drive and Ettrick
Roads area comprising 1st order watercourses that flow north via wetland areas to the
Richmond River. Drainage of the Ettrick and Omagh Roads area also comprises 1st
order gully systems flowing east to the Richmond River.

Key Features of Geneva
The following Concept Plan for the Geneva Preferred Area has been characterised as
containing two types of precincts, Precinct A and Precinct B. Precinct A is
characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 1 hectare. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Geneva Concept Plan
Figure 4.6 illustrates a concept plan for future development of the Geneva Preferred
Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Geneva
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Geneva release area.
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 1 hectare, and larger lots of 5+
hectares with an area average of 15 hectares.
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•

Given the close proximity of the land to the village of Kyogle, the Geneva
Preferred Area has predominantly adopted a higher density through the
creation of smaller style lots as opposed to larger rural lots.

•

Areas at the southern end of the Preferred Area on the western side of Omagh
Road contain slopes that may result in difficulty for future development. These
areas should be contained within larger allotments.

•

All access to future development is to be taken from Ettrick Road and Omagh
Road, except where access already exists

•

A footpath/cycleway is to be provided to link up with the existing pathway in
Anzac Drive.

•

A Community Facilities Needs Assessment is to be prepared and submitted
with the first subdivision application in accordance with Section 3.2.6 of this
Structure Plan for those nominated properties identified on Map 4.6.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Geneva are:
-

Upgrade of the Ettrick Road/Afterlee Road/Anzac Drive intersection
inclusive of provision of turning lanes and bus stop set down areas.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Geneva.
LAND
AREA

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED
YIELD
(NO. OF LOTS)

78
hectares

Precinct A: (63ha)

1 hectare (average)

63

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (15ha)
Hobby Farms 5 +
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

1

NB: 15 hectare average
Total: 64
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It is suggested that the ‘Geneva’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 1 hectare, and
larger lots of 5+ hectares with an average lot size of 15 hectares. Based on this
average, numerically the area can accommodate approximately 64 allotments.
It is important to note that the above is a numerical assessment only of potential lot
yield for the Geneva Preferred Area. Accurate future lot yields cannot be determined
until such time that detailed analysis of topographic constraints and site specific
limitations and servicing requirements for each precinct have been undertaken in
accordance with Parts 3 and 4 of this Structure Plan.

Kyogle Structure Plan
Version C

Newton Denny Chapelle
Page 38

4.2.4

Bonalbo

Physical Description Summary
The Bonalbo Preferred Area is located approximately 1-2km from Bonalbo via the
Clarence Way. The land identified within the Preferred Area is located on the northern
side slopes of the western peacock range with generally a northern aspect. The
location of the Bonalbo Preferred Area and summary of physical characteristics is
identified in Figure 4.7.

Plate 4: Aerial view of Bonalbo preferred area

The height of the land varies between 260 metres (AHD) and 160 metres (AHD) and
contains gentle slopes of approximately 7% (4° – 1 in 14). Some areas within the
southern portion of the precinct contain land slopes in excess of 15% (8.5° – 1 in 7).
The treed vegetation has been substantially cleared and comprises grasslands with
isolated groupings and individual native and exotic trees.
Good dam sites are available with drainage of the area comprising 1st and 2nd order
intermittent watercourses that flow north via wetland areas to Peacock Creek.
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FIGURE 4.8
BONALBO CONCEPT PLAN
Ref No. 06/525

Key Features of Bonalbo
The following Concept Plan for the Bonalbo Preferred Area has been characterised as
containing two types of precincts, Precinct A and Precinct B. Precinct A is
characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Bonalbo Concept Plan
Figure 4.8 illustrates a concept plan for future development of the Bonalbo Preferred
Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Bonalbo
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Bonalbo release area.
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

Steeper areas of land are located south within the Preferred Area and are to
be contained within larger allotments.

•

The remaining area within the central and northern end of the Preferred Area
not constrained by steep slopes and within close proximity to the Bonalbo
village, should be contained within smaller lots.

•

All primary means of access into future development is to be achieved from the
Clarence Way via new public roads.
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•

To provide safe access to the village of Bonalbo, a pedestrian bridge is to be
provided to link the Preferred Area to the village north across Peacock Creek.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Bonalbo are:
-

Provision of an intersection to Clarence Way in a location so as to service
the preferred area in a manner to reduce the number of intersections and
driveways to the Clarence Way.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Bonalbo.
LAND
AREA

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED
YIELD
(NO. OF LOTS)

100
hectares

Precinct A: (84 ha)

2 hectares (average)

42

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (16ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

1

NB: 15 hectare average
Total: 43

It is suggested that the ‘Bonalbo’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an average lot size of 15 hectares. Based on this
average, numerically the area can accommodate approximately 43 allotments.
It is important to note that the above is a numerical assessment only of potential lot
yield for the Bonalbo Preferred Area. Accurate future lot yields cannot be determined
until such time that detailed analysis of topographic constraints and site specific
limitations and servicing requirements for each precinct have been undertaken in
accordance with Parts 3 and 4 of this Structure Plan.
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4.2.5

Cawongla Road

Physical Description Summary
The land within Cawongla Road is located approximately 2km from Cawongla via
Cawongla Road. The land lies on the northern side slopes of a ridgeline south of
Leycester Creek and contains a northern aspect generally. The location of the
Cawongla Road Preferred Area and summary of physical characteristics is identified in
Figure 4.9.

Plate 5: Aerial view of Cawongla Road preferred area

The height of the land varies between 160 metres (AHD) and 80 metres (AHD) and
contains a gentle slope of approximately 11% (6.3° – 1 in 9). Steeper lands are within
the southern section of the area with slopes in excess of 15% (8.5° – 1 in 7).
Significant areas of native trees remain on the steeper slopes and ridgeline. The lands
to the north near Cawongla Road have previously been cleared and now comprises
grasslands with isolated stands and individual native trees.
Good dam sites are available with drainage of the area comprising 1st, 2nd and 3rd order
watercourses that flow north to Leycester Creek.
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FIGURE 4.10
CAWONGLA CONCEPT PLAN
Ref No. 06/525

Key Features of Cawongla Road
The following Concept Plan for the Cawongla Road Preferred Area has been
characterised as containing two types of precincts, Precinct A and Precinct B. Precinct
A is characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Cawongla Road Concept Plan
Figure 4.10 illustrates a concept plan for future development of the Cawongla Road
Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Cawongla Road
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Cawongla Road release area:
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

The northern end of the most easterly section of the Preferred Area adjoins
Leycester Creek with opportunities existing to establish a riparian buffer and is
to be contained within larger allotments.

•

Areas within the southern sections of the Preferred Area (and the land to the
north of Cawongla Road) are constrained for future development due to steep
slopes and bushfire hazards and are to be contained within larger lots.
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•

Areas on the southern side of Cawongla Road that not constrained by steep
slopes or bushfire hazards are to be developed into smaller rural residential
allotments.

•

All access for future development is to be achieved from Cawongla Road via
new public roads.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Cawongla Road are:
-

Provision of an intersection and bus setdown area to Cawongla Road in a
location so as to service the preferred area in a manner to reduce the
number of intersections and driveways to the Cawongla Road.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Cawongla Road.

LAND
AREA

LOT SIZES

ESTIMATED
YIELD

AVERAGE/MINIMUM LOT SIZE

(NO. OF LOTS)

104
hectares

Precinct A: (34ha)

2 hectares (average)

17

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (70ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

4

NB: 15 hectare average
Total: 21

It is suggested that the ‘Cawongla Road’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an area average of 15 hectares. Based on this average,
numerically the area can accommodate approximately 21 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Cawongla Road Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.6

Cawongla Road/Oxbow Road

Physical Description Summary
This Cawongla Road/Oxbow Road Preferred Area is generally located adjoining the
Cawongla village and serviced by Cawongla and Kyogle Roads, with an area also
located adjoining Oxbow Road. The subject land is situated on the northern and eastern
side slopes of the MacKellar Range and are generally embellished with eastern and
northern aspects. The location of the Cawongla Road/Oxbow Road Preferred Area
and summary of physical characteristics is identified in Figure 4.11.

Plate 6: Aerial view of Cawongla Road/Oxbow Road preferred area

The height of the land varies between 160 metres (AHD) and 80 metres (AHD) with
some areas steeply sloped. Steeper sloping lands are located within the southern and
western areas exceeding 15% (8.5° – 1 in 7).
Significant areas of native trees remain on the steeper slopes and ridgeline.
Good dam sites are available with drainage of the area comprising 1st order
watercourses that flow north to Leycester Creek.
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FIGURE 4.12
CAWONGLA/OXBOW ROAD CONCEPT PLAN
Ref No. 06/525

Key Features of Cawongla Road/Oxbow Road
The following Concept Plan for the Cawongla Road/Oxbow Road Preferred Area has
been characterised as containing two types of precincts, Precinct A and Precinct B.
Precinct A is characterised by smaller rural residential allotments ranging in areas
between 5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is
characterised by larger allotments containing land areas of 5 hectares or greater (i.e.
hobby farms and rural Landsharing communities) with an area average of 15
hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Cawongla Road/Oxbow Road Concept Plan
Figure 4.12 illustrates a concept plan for future development of the Cawongla
Road/Oxbow Road Preferred Area, based on apparent opportunities and constraints
of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Cawongla Road/Oxbow Road
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Cawongla Road/Oxbow Road
release area:
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

Areas within the southern and western section of the lands contain steep
slopes and bushfire hazards and are to be contained within larger lots.

•

Areas not constrained by steep slopes or bushfire hazards are to be contained
within smaller lots.
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•

All access for future development is to be achieved from Oxbow Road and
Cawongla Road wherever possible. Limited access from Kyogle Road may be
permitted where alternate frontage does not exist.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Cawongla Road/Oxbow Road preferred area are:
-

Upgrade of the Kyogle Road and Oxbow Road intersection inclusive of
provision of turning lanes and bus stop set down areas

-

Provision of Local Area Traffic Management at the Kyogle Road and
Cawongla Road intersection

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Cawongla Road/Oxbow Road.
LAND
AREA
45
hectares

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED YIELD
(NO. OF LOTS)

Precinct A: (30 ha)

2 hectares (average)

15

Rural Residential
Lots 5,000m2 – 5
hectares
Precinct B: (15ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

1

NB: 15 hectare average
Total: 16

It is suggested that the ‘Cawongla Road/Oxbow Road’ Preferred Area may be
appropriate for rural residential lots 5,000m2 – 5 hectares in area with an area
average of 2 hectares, and larger lots of 5+ hectares with an area average of 15
hectares. Based on this average, numerically the area can accommodate
approximately 16 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Cawongla Road Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.7

Mallanganee

Physical Description Summary
The Mallanganee Preferred Area is located to the north-east of the village of
Mallanganee and accessed via Strains Road. The land is situated on the southern side
slopes south of the ridgeline on which the Bruxner Highway is constructed, and
contains a south-western aspect. The location of the Mallanganee Preferred Area and
summary of physical characteristics is identified in Figure 4.13.
The height of the land varies between 300 metres (AHD) and 200 metres (AHD) and
contains both steeper to moderate slopes from approximately 13% (7.5° – 1 in 7.5) to
in excess of 25% (14° – 1 in 4).

Plate 7: Aerial view of Mallanganee preferred area

Significant areas of native trees remain in the area adjoining the Bruxner Highway. The
lands to the south-west have been previously cleared and comprise of grasslands with
isolated groupings and individual native trees.
Good dam sites are available with drainage of the area comprising 1st order
watercourses that flow south-west to Little Creek.
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FIGURE 4.14
MALLANGANEE CONCEPT PLAN
Ref No. 06/525

Key Features of Mallanganee
The following Concept Plan for the Mallanganee Preferred Area has been
characterised as containing two types of precincts, Precinct A and Precinct B. Precinct
A is characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Mallanganee Concept Plan
Figure 4.14 illustrates a concept plan for future development of the Mallanganee
Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Mallanganee
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Mallanganee release area:
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

The eastern and northern sections of the Preferred Area are constrained by
steep slopes and bushfire hazards and are to be contained within larger lots.

•

Areas that are not constrained by steep slopes or bushfire hazards are to be
developed into smaller rural residential allotments.

•

The primary means of access into the area for future development is to be
from Strains Road.
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•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Mallanganee are:
-

Upgrade of the intersection of the Bruxner Highway and Sandilands
Street/Capeen Street with acceleration and deceleration lanes.

-

Restrict and/or remove access at the intersection of Bruxner Highway and
Willock Street.

-

Widen Sandilands Street/Capeen Street to 6m seal, being from the
Bruxner Highway to Strains Road.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Mallanganee.

LAND
AREA
64
hectares

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED YIELD
(NO. OF LOTS)

Precinct A: (19 ha)

2 hectares (average)

9

Rural Residential Lots
5,000m2 – 5
hectares
Precinct B: (45 ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

3

NB: 15 hectares average
Total: 12

It is suggested that the ‘Mallanganee’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an area average of 15 hectares. Based on this average,
numerically the area can accommodate approximately 12 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Mallanganee Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.8

Old Bonalbo

Physical Description Summary
The lands considered suitable for closer rural settlement in the Old Bonalbo precinct is
located immediately adjoining Old Bonalbo and adjoins Duck Creek Road and The
Clarence Way. The subject land is located on the summit area of a localised hill system
and contains a northern and western aspect. The location of the Bonalbo Preferred
Area and summary of physical characteristics is identified in Figure 4.15.

Plate 8: Aerial view of Old Bonalbo preferred area

The western side slopes adjoining The Clarence Way are moderately steep. The height
of the land varies between 220 metres (AHD) and 180 metres (AHD). The area is
subject to some steeper sloping areas in excess of 15% (8.5° – 1 in 7).
The treed vegetation has been substantially cleared and comprises now of grasslands
with isolated groupings and individual native and exotic trees.
Good dam sites are available with drainage of the area comprising 1st order
intermittent watercourses that flow west and north via wetland areas to Duck Creek.
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FIGURE 4.15
OLD BONALBO
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DUCK

--ROAD

PRECINCT 'A'
SMALLER RURAL
RESIDENTIAL LOTS
5000m 2 -5 ha
[AVERAGE - 2 ha)

D

PRECINCT 18 1
LARGER LOTS
HOBBY FARM
RURAL LANDSHARING
COMMUNITIES
5 ha & LARGER
[AVERAGE - 15 ha)
POSSIBLE
FUTURE
RESERVOIR
SITE

Client:

Lismore

i-.:A:: :.:;m.:. .: e: .!.n:. : : dm:. .:. :.: : . :.en=ts: .r:_ _ _ _ _ _ _ _-----1 Project:
Date

First Floor Molesworth House

KYOGLE COUNCIL

Newton Denny Chapelle
Consulting Surveyors & Planners

1 86 Molesworth St. Lismore 24BD
T: 66 221 D11 F: 66 224DBB

Casino
1 DD Barker St. Casino 247D

Email: office@newtondennychapelle.com.au

T & F : 66 625000

A
8

c

Changes

Date: 9.DB.D7
Scale 1 :75DD@ A3

FIGURE 4.16
OLD BONALBO CONCEPT PLAN

D

E
F

Ref No. 06/525

Key Features of Old Bonalbo
The following Concept Plan for the Old Bonalbo Preferred Area has been characterised
as containing two types of precincts, Precinct A and Precinct B. Precinct A is
characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Old Bonalbo Concept Plan
Figure 4.16 illustrates a concept plan for future development of the Old Bonalbo
Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Old Bonalbo
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Old Bonalbo release area;
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

Land within close proximity to existing village residential development adjacent
to Sinclair Street and Lachlan Street is to be contained within smaller rural
residential allotments.

•

Those areas further away from the village to the south are to be developed for
larger rural residential lots.

•

Areas that are constrained by steep slopes or bushfire hazards are to be
developed into larger rural residential allotments.
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•

The primary means of access into future development is to be achieved from
Duck Creek Road, Lachlan Street and Sinclair Street.

•

Future development should allow for the retention of the nominated high set
area for a future water supply reservoir and preservation of visual amenity.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Old Bonalbo are:
-

Upgrade of the intersection of the Clarence Way and Duck Creek Road with
turning lanes and provision of bus setdown areas.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Old Bonalbo.
LAND
AREA
88
hectares

LOT SIZES

ESTIMATED
YIELD

AVERAGE/MINIMUM LOT SIZE

(NO. OF LOTS)

Precinct A: (28 ha)
Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (60 ha)
Hobby Farms 5+
hectares
Rural Landsharing
Communities 10+
hectares

2 hectares (average)

14

5 hectares (minimum)
4

10 hectares (minimum)

NB: 15 hectare average
Total: 18

It is suggested that the ‘Old Bonalbo’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an area average of 15 hectares. Based on this average,
numerically the area can accommodate approximately 18 allotments.
It is important to note that the above is a numerical assessment only of potential lot
yield for the Old Bonalbo Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.9

Tabulam/Bottle Creek

Physical Description Summary
This Preferred Area is located approximately 1-2km north of Tabulam fronting
Tabulam Road. The land is situated on the western and southern footslopes of a
steeper hill system east of the Clarence River and north of the Tabulam Rivulet. The
lands contain a southern and western aspect. The location of the Tabulam/Bottle
Creek Preferred Area and summary of physical characteristics is identified in Figure
4.17.

Plate 9: Aerial view of Tabulam/Bottle Creek preferred area

The height of the land varies between 280 metres (AHD) and 140 metres (AHD) with
steep lands concentrated to the foot and side slopes east of the Clarence River in
excess of 15% (8.5° – 1 in 7).
Significant amount of treed vegetation exists on the steeper slopes, the foot slopes
have been substantially cleared and now comprises grasslands with isolated groupings
and individual native and exotic trees.
Good dam sites are available with drainage of the area comprising 1st and 2nd order
intermittent watercourses that flow west and south either to the Clarence River or
Tabulam Rivulet.
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FIGURE 4.18
TABULAM/BOTILE CREEK CONCEPT PLAN
Ref No. 06/525

Key Features of Tabulam/Bottle Creek
The following Concept Plan for the Tabulam/Bottle Creek Preferred Area has been
characterised as containing two types of precincts, Precinct A and Precinct B. Precinct
A is characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Tabulam/Bottle Creek Concept Plan
Figure 4.18 Illustrates a concept plan for future development of the Tabulam/Bottle
Creek Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Tabulam/Bottle Creek
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Tabulam/Bottle Creek release
area:
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

The northern and eastern sections of the Preferred Area are constrained by
steep slopes and bushfire hazards and are to be contained within larger rural
residential allotments.

•

The south-western pocket of the Preferred Area not constrained by steep
slopes and bushfire hazards is to be contained within smaller allotments.
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•

The southern and western limits of the Preferred Area adjoin Tabulam Rivulet
and the Clarence River respectively and are to be contained within larger
allotments to establish riparian buffers and provision of open space.

•

All means of primary access to future development is to be achieved from
Tabulam Road.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Tabulam are:
-

Upgrade of the intersection of the Bruxner Highway and Tabulam Road with
turning lanes and provision for bus set down areas.

-

Provision of an intersection and bus setdown area to Tabulam Road in a
location so as to service the preferred area in a manner to reduce the
number of intersections and driveways to the Tabulam Road.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Tabulam/Bottle Creek.

LAND AREA

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED YIELD
(NO. OF LOTS)

131 hectares

Precinct A: (26 ha)

2 hectares (average)

13

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (105 ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

7

NB: 15 hectare average
Total: 20

It is suggested that the ‘Tabulam/Bottle Creek’ Preferred Area may be appropriate for
rural residential lots 5,000m2 – 5 hectares in area with an area average of 2
hectares, and larger lots of 5+ hectares with an area average of 15 hectares. Based
on this average, numerically the area can accommodate approximately 20 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Tabulam/Bottle Creek Preferred Area. Accurate future lot yields cannot
be determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.10 Wiangaree

Physical Description Summary
The Wiangaree Preferred Area is situated approximately 500 metres from Wiangaree
via Lynch’s Creek Road. The land is located on the western foot and side slopes
adjoining Lynch’s Creek Road and contains a western aspect. The location of the
Wiangaree Preferred Area and summary of physical characteristics is identified in
Figure 4.19.
The height of the land varies between 100 metres (AHD) and 80 metres (AHD) with
the lands best described as gently to moderately steep. Sections within the northeastern and southern portion of the area contain sloping land in excess of 15% (8.5° –
1 in 7).

Plate 10: Aerial view of Wiangaree preferred area

The treed vegetation has been substantially cleared and now comprises grasslands
with isolated individual trees.
Good dam sites are available with drainage of the area comprising 1st order
intermittent watercourses that flow west to the Richmond River.
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FIGURE 4.20
WIANGAREE CONCEPT PLAN
Ref No. 06/525

Key Features of Wiangaree
The following Concept Plan for the Wiangaree Preferred Area has been characterised
as containing two types of precincts, Precinct A and Precinct B. Precinct A is
characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Wiangaree Concept Plan
Figure 4.20 illustrates a concept plan for future development of the Wiangaree
Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Wiangaree
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Wiangaree release area.
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

Steeper areas of land are located within the north-eastern and southern
sections of the Preferred Area and are to be contained within larger rural
residential lots.

•

Remaining areas not constrained by steep slopes, and within close proximity to
the village of Wiangaree are to be contained within smaller rural residential
lots.
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•

The primary means of access to service future development is to be achieved
from Lynches Creek Road via a new public road. Individual access from Lynches
Creek Road should be discouraged.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Wiangaree are:
-

Widen Lynches Creek Road to 6m seal, being for the frontage of the
preferred area adjacent to Lynches Creek Road.
- Provision of an intersection and bus setdown area to Lynches Creek Road in
a location so as to service the preferred area in a manner to reduce the
number of intersections and driveways to Lynches Creek Road.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Wiangaree.

LAND
AREA

LOT SIZES

ESTIMATED
YIELD

AVERAGE/MINIMUM LOT SIZE

(NO. OF LOTS)

64
hectares

Precinct A: (24ha)

2 hectares (average)

12

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (40 ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

3

NB: 15 hectare average
Total: 15

It is suggested that the ‘Wiangaree’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an area average of 15 hectares. Based on this average,
numerically the area can accommodate approximately 15 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Wiangaree Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.11 Woodenbong

Physical Description Summary
The Preferred Area immediately adjoins to 1.5km south-east of Woodenbong via
Boomi Creek Road. The land is located on the northern and western side slopes of a
ridgeline south-east of Woodenbong and contains a northern and western aspect
generally. The location of the Woodenbong Preferred Area and summary of physical
characteristics is identified in Figure 4.21.

Plate 11: Aerial view of Woodenbong preferred area

The height of the land varies between 440 metres (AHD) and 380 metres (AHD) with
the lands best described as containing gentle to moderate slopes. Some areas are
sloping in excess of 15% (8.5° – 1 in 7) with steeper land located within the eastern
section of the Preferred Area.
In terms of vegetation, significant areas of native trees exist on the steeper slopes and
ridgelines. The land near the intermittent stream have been cleared and now comprise
grasslands with isolated individual native trees.
Good dam sites are available with drainage of the area comprising 1st, 2nd and 3rd order
watercourses that flow north to Black Gully and Tooloom Creek.
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FIGURE 4.22
WOODENBONG CONCEPT PLAN
Ref No. 06/525

Key Features of Woodenbong
The following Concept Plan for the Woodenbong Preferred Area has been
characterised as containing two types of precincts, Precinct A and Precinct B. Precinct
A is characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, vision statement, and development opportunities and constraints analysis
undertaken during preparation of the Kyogle Strategy for Closer Rural Settlement and
Urban Expansion (Chapter 7). Other influencing factors are outlined within Section 3 –
Core Development Principles.

Woodenbong Concept Plan
Figure 4.22 illustrates a concept plan for future development of the Woodenbong
Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Woodenbong
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Woodenbong release area.
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for rural
residential lots with an area average of 2 hectares, and larger lots of 5+
hectares with an area average of 15 hectares.

•

The eastern sections of the Preferred Area are constrained by steep slopes
and bushfire hazards and are to be contained within larger rural residential
allotments.

•

Remaining areas of the Preferred Area not constrained by steep slopes and
bushfire hazards are to be contained within smaller rural residential allotments.

•

Land within close proximity to existing residential development within the village
of Woodenbong is to be contained within smaller rural residential allotments.
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•

The primary means of access into future development is to be achieved from
Boomi Creek Road at a single intersection point. Individual access off Boomi
Creek Road should be discouraged.

•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Woodenbong are:
-

Upgrade intersection of Clarence Way (Macpherson Street) and Glennie
Street by channelisation of turning movements

-

Provision of an intersection and bus setdown area on Boomi Creek Road so
as to service the preferred area in a manner to reduce the number of
intersections and driveways to the Clarence Way and Boomi Creek Road.

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Woodenbong.

LAND
AREA

LOT SIZES

ESTIMATED
YIELD

AVERAGE/MINIMUM LOT SIZE

(NO. OF LOTS)

82
hectares

Precinct A: (52 ha)

26

2 hectares (average)

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (30 ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities 10+
hectares

10 hectares (minimum)

2

NB: 15 hectare average
Total: 28

It is suggested that the ‘Woodenbong’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an area average of 15 hectares. Based on this average,
numerically the area can accommodate approximately 28 allotments.
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It is important to note that the above is a numerical assessment only of potential lot
yield for the Woodenbong Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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4.2.12 Mummulgum

Physical Description Summary
The Preferred Area immediately adjoins Mummulgum fronting the Bruxner Highway.
The land is elevated on the southern summit area on which Mummulgum is located
and contains a northern aspect. The location of the Mummulgum Preferred Area and
summary of physical characteristics is identified in Figure 4.23.

Plate 12: Aerial view of Mummulgum preferred area

The height of the land is approximately 120 metres (AHD) and contains gentle slopes
with slopes less than 15% (8.5° – 1 in 7).
The treed vegetation has been substantially cleared and now comprises grasslands
with isolated individual trees.
Good dam sites are available with drainage of the area comprising a 1st order gully
system that flows north to Simpkins Creek.
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FIGURE 4.24
MUMMULGUM CONCEPT PLAN
Ref No. 06/525

Key Features of Mummulgum
The following Concept Plan for the Mummulgum Preferred Area has been
characterised as containing two types of precincts, Precinct A and Precinct B. Precinct
A is characterised by smaller rural residential allotments ranging in areas between
5,000m2 – 5 hectares with an area average of 2 hectares. Precinct B is characterised
by larger allotments containing land areas of 5 hectares or greater (i.e. hobby farms
and rural Landsharing communities) with an area average of 15 hectares.
The location of the precincts have been influenced by the physical description of the
lands, and development opportunities and constraints analysis undertaken during
preparation of the Kyogle Strategy for Closer Rural Settlement and Urban Expansion
(Chapter 7). Other influencing factors are outlined within Section 3 – Core
Development Principles.

Mummulgum Concept Plan
Figure 4.24 illustrates a concept plan for future development of the Mummulgum
Preferred Area, based on apparent opportunities and constraints of the area.
It should be noted that the suggested ‘concept’ land uses are shown for broad
conceptual purposes only. The suitability of land for any form of closer rural settlement
shall be determined through the statutory development application process, in
consultation with appropriate government agencies.

Character Design Response for Mummulgum
The following is a list of character design responses that apply to all future
development for closer rural settlement within the Mummulgum release precinct.
•

Provide a mix of lots ranging in size from 5,000m2 – 5 hectares for residential
lots with an area average of 2 hectares, and larger rural residential lots of 5+
hectares with an area average of 15 hectares.

•

The northern and western sections of the Preferred Area adjoins Shannon
Brook and are to be contained within larger rural residential allotments to
establish riparian buffers.

•

The primary means of access into future development within the Preferred
Area is to be achieved via new public roads from Bingeebeebra Road. Individual
access from Bingeebeebra Road should be discouraged.
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•

Critical road works shall be undertaken prior to the release of the first
additional allotment in accordance with Council approved design standards.
Critical works for Mummulgum are:
-

Upgrade of the intersection of the Bruxner Highway and Bingeebeebra Road
with turning lane and provision for bus setdown areas

-

Provision of an intersection and bus setdown area to Bingeebeebra Road so
as to service the preferred area in a manner to reduce the number of
intersections and driveways to the Bingeebeebra Road

Estimated Development Yield
The following table provides an estimated development yield based on the concept plan
for Mummulgum.

LAND
AREA
30
hectares

LOT SIZES

AVERAGE/MINIMUM LOT SIZE

ESTIMATED
YIELD
(NO. OF LOTS)

Precinct A: (15ha)

2 hectares (average)

7

Rural Residential Lots
5,000m2 – 5 hectares
Precinct B: (15 ha)
Hobby Farms 5+
hectares

5 hectares (minimum)

Rural Landsharing
Communities

10 hectares (minimum)

1

NB: 15 hectare average
Total: 8

It is suggested that the ‘Mummulgum’ Preferred Area may be appropriate for rural
residential lots 5,000m2 – 5 hectares in area with an area average of 2 hectares, and
larger lots of 5+ hectares with an area average of 15 hectares. Based on this average,
numerically the area can accommodate approximately 8 allotments.
It is important to note that the above is a numerical assessment only of potential lot
yield for the Mummulgum Preferred Area. Accurate future lot yields cannot be
determined until such time that detailed analysis of topographic constraints and site
specific limitations and servicing requirements for each precinct have been undertaken
in accordance with Parts 3 and 4 of this Structure Plan.
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Part 5. Administration
5.1

Minimum Number of Lots
Council will not consider the submission of a Development Application for Closer Rural
Settlement where the number of lots proposed to be created is less than 3 unless a
subdivision and development master plan for the residual of the lands identified as
potentially suitable for closer rural settlement is prepared.
Council will permit the staged creation and release of lots consistent with an approved
subdivision and development master plan.
Critical works identified will be required to be constructed in association with the
release of the first allotments within the nominated precincts.

5.2

Submission of Development Applications
All Development Applications should be prepared for the nominated Preferred Areas
by a planning consultant on behalf of affected landowners and in consultation with the
local community and relevant government agencies. The Development Applications
must be consistent with the Structure Plan. Costs for the preparation of all
Development Applications will be expected to be met by landowners developing their
land for closer rural settlement.
All future Development Applications will be expected to address the following:
•

Development opportunities and constraints.

•

Identification of existing land uses and land use trends in the locality.

•

Environmental, social and economic impacts of rural residential subdivision.

•

Potential conflicts or incompatibility with surrounding land uses and
recommendations for the design and width of buffers.

•

Environmental management principles including proposed methods of
environmental management (relating to flora, fauna, water quality and views),
identification of any required buffer areas, and addressing:
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•

•

Protection of native flora and fauna;

•

Protection or improvement of water quality;

•

Protection or improvement of views from main roads;

•

Avoidance of soil erosion.

Identification of areas requiring rehabilitation such as riparian zones, existing
vegetation remnants, gullies and intermittent watercourses and steep slopes
together with opportunities for linking such areas both within the property and
to adjoining areas. Information on the proposed method of rehabilitation is to
be provided including numbers and species of trees to be planted, occurrence
of environmental weed species and their proposed method of removal,
proposals for fencing to exclude stock, mulching etc.

•

Design principles for subdivision for each precinct is to comply with the
Structure Plan.

•

Infrastructure requirements (water, on-site sewer, roads, and drainage) are to
comply with the Structure Plan, the Northern Rivers Local Government
Development and Design Manual, and AUSTROADS where applicable.

•

Servicing Strategy (critical road infrastructure, water, sewer, drainage),
including a draft Planning Agreement for lodgement with Council identifying
local infrastructure such as critical road infrastructure that will be required to
be upgraded to an acceptable standard to cater for the increased demands
that will be generated by the ultimate level of new rural residential development
that can occur within the locality in accordance with the Structure Plan. The
Planning Agreement is to provide for equitable division of costs amongst all
developing landowners. Where the existing standard of such infrastructure
does not meet the adopted standards required to cater for current
development or usage in the area, the full costs of upgrading of such
infrastructure to the required standard is to be met by the development
landowners.

•

Indicative lot and road layout showing how access will be gained to each parcel
(NOTE: Subdivision layout must demonstrate that there is no potential to
increase the number of domestic or stock rights as defined in the Water
Management Act).

•

Landscaping concept.

•

Potential building and effluent disposal sites including a wastewater
management plan.
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•

A Community Facility Needs Assessment is to be prepared and submitted in
accordance with Section 3.2.6 of this Structure Plan.

•

Any relevant matter identified in either Sections 3 or 4 of this Structure Plan.

•

All critical road works required for the nominated areas are to be undertaken
in accordance with the approval standards of Kyogle Council. The Road
Infrastructure Upgrade Assessment Report is referenced as it includes further
details of critical road works and also other priority upgrade and/or new road
works required in the locality to service new developments.
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