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EXECUTIVE SUMMARY

This report discusses the availability of services to the proposed residential development of a 4.06-
hectare property at Jude St, Howlong. The Site is bounded by Jude St, Pearce St, Hammer St (unmade)

& adjoining properties.

Stormwater Available — Subject
to External Works

The subject site will have self-contained drainage infrastructure that discharges to the
existing table drain on the South-Western corner of the Jude & Pearce St intersection,
with some deepening of the table drain required to service this.

The internal road network is designed to ensure overland flow paths on the subject
site traverse and ultimately discharge to Jude St and along the existing flow path.

Roads & Access Available

Jude St is a local access street in the township. Part of this road is primarily sealed with
other sections to the West unsealed and ad-hoc sections of kerb and channel fronting
the newer developments along this road. The sites frontage to Jude St is not kerbed,
and it is expected that the developer will upgrade the road to Federation Council
Standards for a Collector Street for the full development frontage, with kerb & channel
and footpath.

Pearce St is a local access street in the township. Part of this road is primarily sealed
with other sections to the North unsealed and ad-hoc sections of kerb and channel
fronting the newer developments along this road. The sites frontage to Pearce St is
unsealed and it is expected to remain unchanged as part of our development.

Hammer St is a local access street in the township. The road is primarily sealed with
other sections to the North unformed. The sites frontage to Pearce St is formed and it
is expected that the developer will upgrade the road to Federation Council Standards
for a Collector Street for the full development frontage, with kerb & channel and
footpath.

Local access roads will form the internal network of our development and will be as
per the Federation Council Standards.

Sewer Available — Subject
to External Works

There is existing Sewer infrastructure located within Pearce St approximately 130m to
the South of our development site. This has been identified as the connection point
for our internal gravity sewer system.

The internal gravity sewer system will be located within a combination of road reserve
and easements, exiting out along the Northern side of Jude St and continue down
South connecting into the existing gravity network within Pearce St.

Water Available — Subject
to External Works

There is an existing Watermain in Jude St (south side), however this main is not
suitable to service the subject site. Supply would be subject to the extension of 225@
potable watermain along Hammer St from Kennedy St.

Internal watermain is to be reticulated with 100@.

Electricity Available Overhead lines are present in Jude St servicing existing properties in the area. It is
considered that the current supply in the area should be sufficient to support the
development, subject to timing. There will be some upgrades required, likely to be in
the form of pad mounted substations as informed by detailed electrical design.

Gas Available The subject site is within the APA Group footprint with gas supply available to this

area. The developer will be required to enter an agreement with APA Group to ensure
gas infrastructure is installed during subdivisional works.

Telecommunications  Available

The subject site is within the NBN Co footprint
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2. SERVICING STRATEGY
2.1. STORMWATER
2.1.1. Methodology

The hydrological assessment for the proposed development site has been undertaken using the
Rational Method to estimate the peak runoff generated from the site for multiple storm events, under
pre-developed and post developed conditions. The full Stormwater Management Strategy Report and
Calculations is included in Appendix A of this report.

The Rational Method is a simple statistical method to estimate the peak discharge from a catchment
for a given storm intensity. This method is widely accepted to estimate runoff from small simple rural
and urban catchments for up to 25 km? and 1 km? respectively. The overall catchment included in this
assessment is comprised of the subject site only (0.04km?).

Calculation of stormwater runoff using the rational method uses the inputs of the site area, coefficient
of runoff and the design storm peak intensity, sourced from the Bureau of Meteorology (see below
table).

Figure 3. Rainfall Intensity - Frequency - Duration (IFD) data (Howlong, NSW, 2643)

Under the current best practice for stormwater management in urban development, detention of peak
flows to ‘pre-Development’ rates allows for the development to proceed without causing nuisance or
exceeding capacity of receiving drainage infrastructure.

Due to the close vicinity of our site to the outfall along the Murray River & being at the bottom of the
stormwater drainage catchment, Federation Council have requested that stormwater detention not be
considered for this development, but that the underground network and overland flow paths be able

to convey minor and major storm events respectively.
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2.1.2. Findings

The site is an existing small (4.09ha) site that is currently undeveloped grassland. The entire site has
been considered for peak volumetric runoff calculations in the minor and major storm events, below
Fig 4. shows the context for the site calculations.

Figure 4. Site Development Context

As previously mentioned, there will be no detention of stormwater onsite. The underground drainage
network within the development will convey the minor (20% AEP) to the outfall table drain along Jude
St, while the road reserve will provide an overland flow path for the major (1% AEP) event.

2.1.3. Conclusion

This Stormwater Management Strategy in Appendix A demonstrates that the proposed subdivision
can meet the required objectives for stormwater management. The quality and quantity targets
outlined in this report will be achieved by.

e Underground drainage to convey minor storm flows to the existing table drain along Jude St.
Re-construction of the existing road crossings under Jude St and Pearce St are required, along
with the deepening of the existing outfall table drain along Jude St.

e Overland flow path provided via the subdivision road network.
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2.2. ROADS & ACCESS

Jude St appears to be in good working condition along the frontage of our development site, with
kerb and channel along the Southern side. Pearce St is currently unsealed along the Western side of
the development, while Hammer & Belmore St are unmade along the East and North respectively.

The proposed development intends to upgrade the roadway standard of Jude St along the
development frontage to the Federation Council ‘Local Access’ standard. This will include the
construction of kerb and channel & footpath along the Northern side of the road. Hammer St &
Belmore St will be formed along our development as part of this project, and will also be to the ‘Local
Access' standard.

Internal to this site will be the construction of two (2) local access streets, connecting Jude St to
Belmore St running North-South, and connecting this street to Hammer St running East-West.

All roads will be constructed to Federation Council's Engineering Guidelines standard with kerb and
channel and appropriate underground drainage infrastructure. The preliminary Civil Design Plans show
the design of the roadways to meet council gradient requirements and ensure conveyance of overland
flows are to the proposed drainage basin infrastructure.

2.3. SEWER

Federation Council (FC) is the municipal authority responsible for sewer infrastructure and service
supply in this area. FC Intramaps provides existing infrastructure maps (Appendix B) showing the
location of and size of existing sewer gravity mains and the existing pump station situated in Kennedy
Street.

The sewer design flows have been calculated for the development proposed (41 equiv. ET) and the
calculations are provided in the below figure 5.

Figure 5. Sewer Flow Calculations

Advice provided by Federation Council determined that the existing gravity mains along Pearce Street
and pump station in Kennedy Street will be adequate to service the subject development site.

The preliminary Civil Engineering Design Plans further demonstrates that adopting WSAA compliant
self-cleansing grades for the sewer main entering the proposed pump station provides adequate
service coverage for the entire proposed development site including future development of the
resulting land surrounding should it be developed further in future.
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2.4. WATER

The Federation Council (FC) is the municipal authority responsible for water supply services in this
area. FC Intramaps provides existing infrastructure maps (Appendix B) showing the location of and size
of existing water supply mains in the vicinity. Advice was sought regarding any known constraints or
limitations of this infrastructure. FC advised that the existing water main on the south side of Jude
Street is not adequate for the development site to utilise for servicing.

FC advice is that a mains extension from the existing Watermain in Kennedy Street will be required to
supply reticulated water supply to the site. A 2500 potable watermain will be installed from this
existing main and extended along the East side of Hammer Street to the development site. Internal
reticulated water supply will be connected to this main to provide water supply to the allotments
proposed in the development site.

The proposed development will create an additional 41 equivalent tenements demand within
Howlong, requiring supply from the existing Howlong reticulated water supply network. The demand
increases this development creates for the existing supply network is summarised below:

Demand per ET* | Ave Day Demand Peak Day Peak Day Demand
Lot Size ET Fact
(annual) (L/ET/day) G2l (L/ET/day)
Std Residential 41 230 kL 630 2.28 1,436.40

*Sourced from Water Directorate Section 64 Determination of ET's guidelines.

An absence of Council Local ET calculation, the above estimation contains high potential for
variability.

Ave Hour Ave Hour Peak Hour Peak Hour Demand
. Demand Demand Peak Hour Demand
Lot Size ET
Factor (L/S)
(L/ET/hr) (L/hr) (L/hr)
Std Residential 41 59.85 2,453.85 3.69 9,054.70 2.52

Advice received from Federation Council during pre-application meeting outlined that the current
system supply available to this site is XXL/s at XXm head. The above demand calculations demonstrate
that the subject site will not exceed the capacity of the supply arrangement.

The mains extension along Hammer Street will provision fire plugs/hydrants in accordance with
RFS/CFA requirements, a 60m nominal interval will be adopted for all external and internal hydrant
spacings.

2.5. ELECTRICITY

Based on information from the site survey, inspection and BYDA search there appear to be adequate
infrastructure fronting the subject site, with overhead powerlines within Jude and Pearce Street.

Under Essential Energy’s supply policy guidelines, the Developer will be required to pay for the cost of
extending/upgrading the power supply if required. A development of this size will likely attract a need
for substations to service the new dwellings and power supplied infrastructure (Pump Stations).

Design and construction of the mains extension and supply will be subject to Level 3 ASP design
works with HV works to be installed by Level 1 ASP. Essential Energy standards and regulations will
need to be complied with for these works.

Unfortunately for the purpose of the Development Application, we are not able to have preliminary
designs completed as the DIP (Design Information Pack) is not able to be supplied by Essential Energy
without a copy of a Development Consent. This is part of Essential Energy’s policies and procedures.
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2.6. GAS

The BYDA search completed for this site received a response from APA Group indicating that there is
gas network infrastructure present in the vicinity of this subject site. Site survey and inspection was
able to locate marker posts to confirm the presence of infrastructure. The existing infrastructure is
located within the Jude & Pearce Street road reserves.

Whilst Gas is not deemed an essential service, this development will likely install Gas infrastructure for
the future dwellings to utilise if they choose. At the time of writing this report, the APA policy for new
developments is that the developer is responsible for the costs to bring Gas infrastructure to the
subject site entrance with internal reticulation to be at no cost for materials.

The supply of network infrastructure at the site’s entrance near the corner of Jude & Hammer St will
allow the developer to take advantage of this incentive from APA and supply the infrastructure at
reduced cost.

2.7. TELECOMMUNICATIONS

BYDA search and site feature survey located Telecommunications infrastructure in Jude Street on the
southern side of the road reserve for the length of the site’s frontage. The site will be provided with
telecommunications with standard agreements to be entered into with NBNCo. The design and
construction of this infrastructure will be subject to NBNCo regulations and standards.
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3. CONCLUSION

The subject site is located within the R1 — General Residential Zone of Howlong as off time of writing.
The site appears to have nearby infrastructure providing the site to all required services. The site has
been zoned residential for many years and as such, it should be anticipated by service authorities that
the site would be subject to development at some time.

Through traditional delivery models, developers are required to fund the infrastructure required to
provide services to the development site proposed. Although where known limitations are identified,
wider catchment infrastructure upgrades can be proposed using a reimbursement or proportionate
cost model to ensure transparency and fairness for infrastructure costs to benefiting parties.

It is not expected that any wider infrastructure or servicing provisions are required for this
development to proceed although Federation Council have noted that the supply of water to this
catchment of the township may in future require trunk infrastructure upgrades. Thus, this
development would be expected to have most infrastructure contained to servicing the subject site
only and being at the full cost of the developer.

Fischer Development Solutions confirms that the extension of all services for development of the site
at 1-21 Jude St, Howlong can be achieved through known and proven techniques and standard
agreements with service providers. It is recommended that the site is suitable for Residential
Development of 41 ET (equiv. tenements) as proposed from a servicing perspective.
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1 INTRODUCTION

Fischer Development Solutions, on behalf of Longford Land Holdings has been engaged to prepare the Preliminary
Design inclusive of a Stormwater Management Strategy (SWMS) for the proposed 41 lot residential subdivision at 1-
21 Jude St, Howlong as part of the Development Application for this site.

The objective of this SWMS report is to demonstrate that the proposed stormwater infrastructure for this development
can meet or exceed the stormwater quantity and quality management objectives set out within the Federation Council
Engineering Development Standards, Australian Rainfall and Runoff: A Guide fo Flood Estimation 2019, Urban
Stormwater - Best Practice Environmental Management Guidelines (799]) and other applicable authority standards.

This report aims to investigate and propose an effective and efficient stormwater strategy to manage flows generated
from the proposed development. The preliminary design process will incorporate an examination of the existing site
and surrounds to ensure the proposed development and stormwater infrastructure is sympathetic to the site
topography and surrounding area and can be integrated into the public open space areas allowed to achieve
stormwater quantity and quality objectives.

The Development Application undertaken for this site, to which this Stormwater Management Strategy forms a part
of, is for a single stage subdivision comprising of 41 lots and associated road infrastructure. Adequate consideration
has been made to the increase in runoff that development on this site will have and the effects it may have on the
stormwater infrastructure proposed for this development and surrounds. Refer to Figure 2 for a proposed layout of
this development, existing allotments and contouring of the site.

The proposals outlined in this report are preliminary in nature and are subject to a detailed design process following
the approval of a Development Application to develop this site. All proposals are subject to review and acceptance
by Federation Council during the detailed design phase.

Wangaratta Phone: 0482 611 532
VIC 3677 www.fischerdevelopment.com.au
Page 4 of 15






2.2 EXISTING SITE CONDITIONS

The total subject site is approximately 4.06ha in area and is mostly clear with some individual trees scattered across
the site. Figure 2 below shows a close-up aerial image of the site with the proposed lot layout of the development.

The subject site is typically grassed and is generally flat, with a defined outfall in the South-west corner along Jude
St. Jude St itself has a crest at the centre of our development, with the road reserve falling towards the West and
East at the front of proposed Lot No. 40.

All stormwater within our catchment, and the surrounding properties and road reserves enters the underground
network along the Southern side of Jude St, and flows West into the open drain indicated in Figure 2. Overland flows
also look to be directed to the West, with the Murray River approx. 250m from the development site.

Figure 2 -Site Aerial Image with Lot Layout
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3 DESIGN INTENT

The objective of this report is to investigate and provide an effective and efficient stormwater management strategy
for the proposed development site. All development has the potential to adversely impact downstream environments
through urbanisation of upstream catchments making it necessary to implement mitigation measures.

Increased impervious areas and changed land use due to development can result in an increase in peak flows and an
increase the contaminants within the stormwater runoff generated from a site. The impacts of these changes in runoff
can negatively affect the downstream drainage network and waterways where capacity issues may be present and
lead to the degradation of a receiving waterways health.

To alleviate the potential impacts of development on the downstream network, a range of stormwater quantity and
quality mitigation measures may be required to achieve an acceptable outcome. The proposed mitigation measures
for this site are presented in Section 5 and 6 below and stormwater management plans are attached in Appendix A.

Due to the close vicinity of our site to the outfall along the Murray River & being at the bottom of the stormwater
drainage catchment, Federation Council have requested that stormwater detention not be considered for this
development, but that the underground network and overland flow paths be able to convey minor and major storm
events respectively.

3.1  STORMWATER CONVEYANCE
31 SUB-SURFACE DRAINAGE

Underground drainage for the development will be designed to cater for the minor storm event, known as the 20%
AEP storm event for residential development. The underground drainage network will provide a legal point of
discharge for each lot within the development along with capturing surface flows generated from the roads and
reserves and convey the minor storm event runoff to the proposed sedimentation basin.

The drainage catchments for this development are separated into two defined networks, as shown in the stormwater
management plans within Appendix A, to connect into the existing drainage infrastructure more efficiently along Jude
St. Catchment 1A on the western side of the development connects into the existing underground drainage along Jude
St, and requires a re-construction of the existing road crossings to achieve outfall in the table drain. Catchment 1B
will discharge into the same underground network, but further upstream to the East.

The existing table drain outfall that our site will discharge into west of Pearce St along Jude St will require some re-
shaping and deepening to service our development.

3.1.2 SURFACE DRAINAGE & OVERLAND FLOWS

Establishing clear overland flow paths within a development is required to convey excess stormwater flows through
the site once the available capacity of the minor drainage system has been fully mobilised. Correctly designed
overland flow paths will provide flood protection to private and public property while conveying overland flows to
receiving waterways with minimal impact on the adjoining properties.

Roadways within the development will be employed to provide overland flow paths for surface runoff generated from
the site. Grading of roads will convey 1% AEP overland flows to the outfall table drain along Jude St. Proposed overland
flow paths are for this development are shown on the stormwater management plans in Appendix A.

Roadways will be designed to provide sufficient conveyance capacity to meet safe velocity and depth criteria during
a 1% AEP storm event and consideration will be given to impact of rarer storm events and their ability to convey
storms larger than the 1% AEP event.
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3.2 STORMWATER QUANTITY REQUREMENTS

Under the current best practice for stormwater management in urban development, detention of peak flows to ‘pre-
Development’ rates allows for the development to proceed without causing nuisance or exceeding capacity of
receiving drainage infrastructure.

Due to the close vicinity of our site to the outfall along the Murray River & being at the bottom of the stormwater
drainage catchment, Federation Council have requested that stormwater detention not be considered for this
development, but that the underground network and overland flow paths be able to convey minor and major storm
events respectively.

3.3 RUNOFF FROM ADJASCENT PROPERTIES

The adjacent residential properties on the Northern & Eastern sides of the site are located downslope, and thus no
runoff from these properties enter our development site. Surface levels within the Pearce St road reserve also
show that flows within the road run North away from our site.

3.4 SITE CONSTRAINTS

Topography of the subject site will present several challenges that will need to be to managed throughout the detailed
design process and may require some form of compromise to achieve an appropriate outcome. Some site constraints
due to the topography currently identified include:

e Road longitudinal grades to suit the existing site conditions will limit the ability to grade all overland flow
paths to Jude St without undertaking considerable earthworks.

e Lots1-11backing onto Pearce St fall away from the internal road reserve. Overland flows may need to enter
the Pearce St road reserve from these lots, or retaining may be required.
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4 HYDROLOGY

The hydrological assessment for the proposed development site has been undertaken using the Rational Method to
estimate the peak runoff generated from the site for multiple storm events, under pre-developed and post developed
conditions.

41  RATIONAL METHOD

The Rational Method is a simple statistical method to estimate the peak discharge from a catchment for a given storm
intensity. This method is widely accepted to estimate runoff from small simple rural and urban catchments for up to
25 km? and 1 km? respectively.

The drainage catchments included in this assessment and directed to the existing underground network in Jude St is
comprised of all lots contained within this development & the existing unmade road reserves (Hammer & Belmore
St) totalling 5.28 ha. The post developed catchments are shown below in Figure 3 below.

Figure 3 - Post Development Catchment Plan

411 Time in Concentration

Time in Concentration for the development is determined by the using the Pilgram McDermott formular as
recommended in Austroads Guide to Road Design - Part 5 Drainage - General and Hydrology Considerations when
using the Rational Method.

to = 0.76 x A°38

where:
te = time of concentration (hr)
A = area (km?

The time in concentration differs for pre-developed and post developed site conditions to account for the urbanisation
of the developed site.
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Sub- Catchment 1 Area Caox Cix Tc l20% hy Qz0% Q%
(Total) (ha) (min) (mm/hr) | (mm/hr) (m?/s) (m?/s)
Catchment 1A 4,273 0.579 0.732 12.6 67.4 120.0 0.463 1.043
Catchment 1B 1.007 0.584 0.738 7.6 85.1 150.5 0.139 0.31
Total 5.280 0.580 0.733 12.6 67.4 120.0 0.573 1.290

Table 4 - Post Developed Major / Minor Peak Site Discharge Estimation
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5 CONCLUSION

This Stormwater Management Plan demonstrates that the proposed subdivision can meet the required objectives for
stormwater management utilising the proposed drainage infrastructure outlined in this report. The quality and
quantity targets outlined in this report are achieved by.

e Underground drainage to convey minor storm flows to the proposed table drain outfall location within Jude
Street.
e QOverland flow path provided via the subdivision road network

The proposed drainage infrastructure outlined in this report is subject to change based on any Development
Application conditions set by council and further detailed design.
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Important Information:

e This information is valid for 30 days from the date of this response.

e This information shall be available on site whilst conducting works.

e This information has been generated by an automated system based on the area highlighted in your BYDA re-
quest and has not been independently verified. Please check the maps represent the area you requested. If they
do not, please contact the APA - Before You Dig officer.

e For some BYDA enquiries, you may receive two (2) responses from APA. Please read both responses carefully

as they relate to different assets.

Yours Faithfully,

APA Group

Mapping information provided as AS5488-2022 Quality Level D
APA Group « PO Box 6014 Halifax Street SA5000 ¢ Email: DBYDNetworksAPA@apa.com.au ¢ Template: APA Affected September 2023
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Duty of Care - Working Around Gas Assets

General Conditions

e BYDA enquiries are valid for 30 days. If your works commence after 30 days from the date of this response a new
enquiry is required to validate location information.

e The location information supplied in this document shall be used as a guide only. APA does not guarantee the accu-
racy or completeness of the map and does not make any warranty about the data. APA is not under any liability to the
user for any loss or damage (including consequential loss or damage) which the user may suffer resulting from the
use of this information or maps.

e ltis the responsibility of the excavator to expose all Gas Assets by hand digging. Gas Asset depths may vary accord-
ing to ground conditions.

e Gas (inlet) Services connecting Gas Assets in the street to the gas meter on the property are not marked on the map.
South Australia Only - If a meter box is installed on the property, a sketch of the gas service location may be found
inside the gas meter box. APA does not guarantee the accuracy or completeness of these sketches.

e Road authorities, council’s, and their authorised contractors and agents are responsible to pot-hole or use other
suitable methods to verify the location and depth of all gas assets, including Gas (inlet) Services, prior to commencing
any works.

e The location and depth of underground mains & services, including those in the road corridor and footpath, may vary
in alignment and depth of cover, as a result of changes to road, footpath or surface levels subsequent to installation.

e Some Gas Assets may be installed inside a casing. Locations where a Gas Asset changes from being located within,
to being located outside a casing may not be marked on the maps provided.

e The use of hydro-vacuum excavation in vicinity to Gas Assets is permitted under the following conditions:
- Maximum water pressure of 1000psi unless otherwise advised.
- A minimum distance of 100mm shall be maintained between the end of the pressure wand nozzle and gas
assets.
- Vertical movements of the pressure wand nozzle or inserting the nozzle in vicinity of the gas asset prohibited
- The use of root cutting heads is prohibited.

Where a gas asset has been exposed via hydro-vacuum excavation a visual check must be undertaken to ensure
no damage has occurred to the pipe or it's coating. If any damage has occurred notify the APA Before You Dig
Officer.

Mapping information provided as AS5488-2022 Quality Level D
APA Group « PO Box 6014 Halifax Street SA5000 ¢ Email: DBYDNetworksAPA@apa.com.au ¢ Template: APA Affected September 2023
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Site 1 Jude Street
Howlong Sequence No | 236693588
Address
2643
Name Brad MacCallum
Email brad@bmcivildesign.com.au

Sources: Esri, HERE, Garmin, FAO, NOAA, USGS, © OpenStreetMap contributors, and the GIS User Community Community

Scale 1: 6000 Enquiry Area \ Map Key Area |
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1 Jude Street

Site Address Howlong 2643 Sequence No 236693588
Map Key
This mab is created in colour and shall be orinted in colour
Scale 1:700 0 0.008km
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EXECUTIVE SUMMARY

SUBJECT LAND

AREA 4.06ha

PROPOSAL | Forty-One Lot Subdivision

ZONE

General Residential Zone (R1)

OVERLAYS

Riverine Land

Bushfire Prone Land (Buffer)

STATE ENVIRONMENTAL PLANNING POLICIES

e SEPP (Biodiversity and Conservation) 2021: Excluded (pub. 21-10-2022)
e SEPP (Biodiversity and Conservation) 2021: Land Application (pub. 2-12-2021)
e SEPP (Biodiversity and Conservation) 2021: Subject Land (pub. 2-12-2021)

e SEPP (Exempt and Complying Development Codes) 2008: Land Application (pub. 12-12-
2008)

e SEPP (Housing) 2021: Land Application (pub. 26-11-2021)

e SEPP (Industry and Employment) 2021: Land Application (pub. 2-12-2021)

e SEPP (Planning Systems) 2021: Land Application (pub. 2-12-2021)

e  SEPP (Primary Production) 2021: Land Application (pub. 2-12-2021)

e SEPP (Resources and Energy) 2021: Land Application (pub. 2-12-2021)

e SEPP (Sustainable Buildings) 2022: Land Application (pub. 29-8-2022)

e SEPP (Transport and Infrastructure) 2021: Land Application (pub. 2-12-2021)

e SEPP No 65 — Design Quality of Residential Apartment Development: Land Application (pub.
26-7-2002)

MERITS TO SUPPORT PROPOSAL

e Consistency with Corowa Local Environmental Plan 2012 and Corowa Shire Development
Control Plan 2013

e Site responsive design
e Efficient use of existing services and upgrade of services and road infrastructure
e Provides diverse land supply options for the community.

e Proposal appropriately considers existing site natural features and meets requirements to be
supported under Aboriginal Heritage IMS Search Results

¢ Proposal follows existing Jude Street Development Pattern and does not inhibit future
development opportunities.
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1. INTRODUCTION

This submission is made on behalf of Longford Land Holdings seeking approval for a 41-lot residential
subdivision at 1-19 Jude Street, Howlong.

The subject site is located within the General Residential Zone (R1 zone) under the Corowa Local
Environment Plan (LEP) and is subject to minimum lot size of 550 sqm. The site is also covered by a
Riverine Land Overlay and is in part covered by a Bushfire Prone Land Buffer.

The proposal provides diversity of land supply for Howlong with limited current available options for
prospective residents who desire opportunity for new dwelling development within proximity to the
services and facilities of the Howlong Township Centre.

The Development Application and this report have been prepared in accordance with the
Environmental Planning and Assessment Act 1973 (‘'EP&A Act’) and the Environmental Planning &
Assessment Regulation 2000 ('EP&A Regs’).

Details of the site and its surrounds are provided in Section 3, details of the proposal are provided in
Section 4, and a statement of environmental effects is provided in Section 5 of this Planning report.

The following documents must be read in conjunction with this report and are provided as part of the
application:

e Photos of the site and surrounds (Attachment 1).
e Site and Context Plan (Attachment 2)

* Proposed Development Plans (Attachment 3).

e Copy of Title (Attachment 4).

e AHIMS Search Results (Attachment 5).

¢ Infrastructure Servicing Report (Attachment 6)

2. APPLICATION AND SITE DETAILS
I APPLICATION DETAILS

Municipality Federation Council

Title Description Lots 1-4, Section 82, DP758528
Lot Zoning General Residential (R1)

Min. Lot Size 550 m?

Riverine Land

Overlays Bushfire Prone Land (Buffer)
| SITE DESCRIPTION
Site Shape Square
Site Dimensions 202.78m, 200.78m, 202.31m, 200.74m
Site Area 4.06 ha

Proposed Lot Sizes | Lots 1-41: 644 m? — 1,095 m?
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3.2 Surrounding Development

The subject land is situated on the north-western fringe of Howlong Township. The surrounding land
to the south and east is primarily residential development, zoned General Residential (R1). Further
south-east of the site is the Howlong Township Centre and hence land zoned Mixed Use (MU1), Local
Centre (E1) and Public Recreation (RE1) which is surrounded by more residential development, zoned
General Residential (R1).

The surrounding land to north and west is typical of residential development on larger lots, zoned Low
Density Residential (R2). Further north of the Low Density Residential (R2) land is farmland, zoned
Primary Production (RU1) and to the north-east is the Sewer Treatment Works, Waste Depot (both
zoned Primary Production (RU1)) and the Howlong Industrial Estate, zoned General Industrial (E4).
South-west of the site is the Environmental Management Zone (C3) bordering the Murray River.

The site is bound by Jude Street to the south, Pearce Street to the west and existing residential
allotments to the north and east, with the northern and eastern boundary land reserved for Belmore
Street and Hammer Street respectively.

The southern side of Jude Street between Pearce Street and Hovell Street contains existing residential
allotments containing single story dwellings on land size ranging from 804m? to 2,049m?, with the
majority being around 1,025m?. The northern side of Jude Street is expected to follow a similar pattern
of development. Pearce Street and Hammer Street, to the south of Jude Street, contain existing
residential allotments and dwellings on similar land size and with similar dwelling type to that seen
along the southern side of Jude Street. It is expected that Pearce Street and Hammer Street, to the
north of Jude Street, will follow a similar pattern of development as future development expansion
occurs in Howlong.

The established development fronting Jude Street, Pearce Street and Hammer Street supports the
proposed allotment sizes for this development, that being the neighbourhood character of the streets
and surrounding area.

Jude Street is a sealed Council Street with formal kerb and channel along southern side of the road
along the site's frontage, however formal kerb and channel is not present along the northern side of
the road along the site’s frontage. Pearce Street is Council Street, which is not sealed, nor does it
contain formal kerb and channel along the site's frontage. Hammer Street and Belmore Street are
unmade roads.

Both Jude Street and Pearce Street have ease of access to the sealed regional road, Riverina Highway,
which is the main arterial road linking Howlong to Corowa in the west and Howlong to Albury in the
east. The Riverina Highway/Sturt Street also serves as the main thoroughfare from the site to the town
center, with the shops and amenity of the town center being approximately 800 metres south-east of
the site. The Riverina Highway/Sturt Street and the Howlong town center can also be accessed from
local roads to the south of the site, namely Hawkins Street (Riverina Highway) to the east of Sturt
Street, containing further local shops.

A basic search of the Aboriginal Heritage Information Management System (AHIMS) has been
undertaken to determine the presence of any recorded aboriginal heritage sites or objects within, or in
proximity to the subject site. Given the site's long-term clearance, it is considered unlikely that there
are any Aboriginal objects within the site. A review of Schedule 5 of the Corowa Local Environment
Plan 2012 and the OEH State Register found no heritage items occur within the area of the subject
site. The site has long been cleared and does not contain any ‘landscape features' that would indicate
the presence of previous occupation by traditional landowners.
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A further five (5) native trees on the subject site (internal) are proposed for removal. Three (3) of the
internal trees proposed for removal are impeding the alignment of the proposed sewer. Removal of
internal trees is required for the sound development of the site.

4.3. Access

Jude Street will be widened and upgraded with formal kerb and channel and footpath along the site’s
frontage. The extension of Hammer Street and Belmore Street will have formal kerb and channel and
footpath along the site's frontage. The newly created internal subdivision roads will have formal kerb
and channel and footpath fronting proposed lots.

Proposed Lots 1, 2, 32, 34, 36, 38 & 40 will be accessed from Jude Street, proposed Lots 3-15 will be
accessed from newly constructed 'Street One’, proposed Lots 16, 18, 20, 25, 26, 33, 35, 37, 39 & 41 will
be accessed from newly constructed 'Street Two’, proposed Lots 22-24 & 27-31 will be accessed from
the extension of Hammer Street and proposed Lots 17, 19 & 21 will be accessed from the extension of
Belmore Street.

All proposed lots will be accessed via newly constructed driveway crossovers. All proposed driveways
will be in accordance with Federation Council Engineering Development Standards 'SD 406 — Vehicular
Crossing at Culvert Urban & Rural Roads'.

4.4. Infrastructure and Services

The frontage at Jude Street provides legal access to allotments, new road access to subdivision,
electricity, water, telecommunications, and gas supply connection points for the proposed
development.

Sewer is available via an existing main which runs within the western portion of the Pearce Street Road
reserve, to the south of Jude Street. A sewer main extension will be required to service the proposed
development.

Drainage infrastructure will be upgraded as part of the proposed development with the drainage
outfall location to be situated at the existing table drain in the southern portion of the Jude Street
Road reserve, to the west of Pearce Street.

For further detail on the proposed infrastructure required to service the subject site, please refer to
the Infrastructure Servicing Report (Attachment 6) which accompanies this Development Application
Report.

4.5. Proposed Dwellings

The proposed site is vacant land and hence this proposal will not result in any loss of rental/housing
supply to the local area. The forty-one vacant allotments created will provide an opportunity for the
local market to develop new housing opportunities. Thus, increasing housing supply for the region’s
residents and workers. This proposal does not seek approval to construct any new dwellings.

8|Page



5. PLANNING ASSESSMENT
5.1. LOCAL ENVIRONMENT PLAN

The Corowa Local Environment Plan 2012 (LEP) is the principal planning instrument that guides
development within the former Corowa Shire. Outlined below is the compliance this proposal has
aligned with the relevant provisions. All relevant legislation including State Environmental Planning
Policies which apply to the subject site are assessed and addressed where necessary in this statement
of environmental effects.

COROWA LOCAL ENVIRONMENT PLAN

CLAUSE RESPONSE

Clause 2.3 The subject land is Zone R1 General Residential under the LEP. The objectives

Zone Objectives and Land of the R1 zone are as outlined:

Use Table e To provide for the housing needs of the community.
e To provide for a variety of housing types and densities.

e To enable other land uses to provide facilities or services to meet the
day to day needs of the residents.

The proposed development is consistent with the objective of the zone as it
will provide for the housing needs of the community. The proposal offers a
variety of lot sizes and hence will provide opportunity for a variety of housing
types and densities to be constructed on the proposed lots.

Clause 2.6 Clause 2.6 of the LEP requires that development consent is required to
subdivide land unless it is classified as exempt or complying development
under the applicable Environmental Planning Instrument including State
Environmental Planning Policy (Exempt and Complying Development Codes)
2008

Subdivision

The proposed subdivision is not exempt or complying development.

This application is made seeking development consent.

Clause 2.7 Clause 2.7 of the LEP states that the demolition of a building or work may be
- carried out only with development consent.

Demolition

This development does not propose any demolition of a dwelling.
Clause 4.1 . . L

Clause 4.1 of the LEP requires that any lot resulting from a subdivision of land
Minimum Subdivision Lot to which this clause applies is not to be less than the minimum lot size shown
Size on the Lot Size Map in relation to that Land.

The proposed subdivision is situated within Lot Size ‘K’, Minimum
550m2 lot size.

This development proposes lots not less than 550m2.
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COROWA LOCAL ENVIRONMENT PLAN

CLAUSE RESPONSE

Clause 5.3 Clause 5.3 of the LEP seeks to provide flexibility for development across zone
Development Near Zone boundaries within 25 metres, subject to objectives and land use compatibility
Boundaries for the adjoining zone.
This development is consistent with the objectives for development of
the zone in which it is located.
Clause 5.10 Clause 5.10 seeks to conserve the environmental heritage of Corowa and

Heritage Conservation Aboriginal objects and places of heritage significance.

The subject land is not identified as a heritage item or a heritage
conservation area within Schedule 5 or the Heritage Map of the LEP.

A basic AHIMS search has been conducted to determine if any recorded
aboriginal heritage sites or objects/artefacts have been identified within the
subject site or within proximity to the subject site.

The site has long been cleared and does not contain any ‘landscape features’
that would indicate the presence of previous occupation by traditional
landowners.

It is considered unlikely that the site contains any Aboriginal objects.

The proposed development has adequately considered Heritage matters.

Clause 7.1 Clause 7.1 of the LEP refers to earthworks and requires that development
consent is required for earthworks unless the earthworks are exempt
development under the LEP or any other environmental planning instrument,
or the earthworks are ancillary to other development for which development
consent has been given.

Earthworks

The establishment of this subdivision will require establishment
earthworks including cut and fill of the site for formation of the
allotments, formation of roads and open drains, trenching and boring of
services, and filling of the existing open drain in Jude Street.

Before granting consent, Council must be satisfied that:

a) the likely disruption of, or any detrimental effect on, existing drainage
patterns and soil stability in the locality of the development,

b) the effect of the development on the likely future use or redevelopment of
the land

¢) the quality of the fill or the soil to be excavated, or both.

d) the effect of the development on the existing and likely amenity of
adjoining properties,

e) the source of any fill material and the destination of any excavated
material,

f) the likelihood of disturbing relics

g) the proximity to, and potential for adverse impacts on, any waterway,
drinking water catchment or environmentally sensitive areaq,

h) any appropriate measures proposed to avoid, minimise, or mitigate the
impacts of the development.
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COROWA LOCAL ENVIRONMENT PLAN

CLAUSE RESPONSE

The present condition of the subject site is generally flat, disturbed
residential land in the form of a grassland paddock. Established
residential development surrounds the site and there are no defined
watercourse or flow paths through the site.

The earthworks required to properly establish the new development will
be appropriately integrated into the design. There are no expected
adverse effects from the works as it is proposed that typical subdivision
development impacts occur.

The development works will include appropriate Soil & Water
Management techniques in accordance with Council’s guidelines. At a
minimum, this will include sediment fencing, stabilisation and
compaction and landscaping following works.

Clause 7.3 Clause 7.3 of the LEP refers to stormwater management and aims to minimise
the impacts of urban stormwater on land, adjoining properties, native
bushland and receiving waters. The clause applies to all land in the
residential, commercial, and industrial zones.

Stormwater Management

As the subject land is zoned residential, the provisions of this clause
apply.

Development consent must not be granted to development on land to which
this clause applies unless the consent authority is satisfied that the
development:

a) is designed to maximise the use of water permeable surfaces on the land
having regard to the soil characteristics affecting on-site infiltration of
water, and

b) includes, if practicable, on-site stormwater retention for use as an
alternative supply to mains water, groundwater, or river water, and

¢) avoids any significant adverse impacts of stormwater runoff on adjoining
properties, native bushland and receiving waters, or if that impact cannot
be reasonably avoided, minimises, and mitigates the impact.

The proposal will be designed in accordance with council’s engineering
design guidelines with each lot to be connected to either existing or
constructed urban drainage services along the site’s frontage, this
includes existing/new grassed roadside swale drains and new roadside
kerb & channel which will drain to newly constructed drainage pits and
pipes which will facilitate stormwater drainage flow into the existing
drainage network.

The internal road network is designed to ensure overland flow paths on
the subject site traverse and ultimately discharge to Jude Street and
along the existing flow path.

All lots created by the development will be subject to covenants
requiring installation of rainwater tanks for detention and re-use. (min.
gardens and toilets)
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6. CONCLUSION

This application seeks consent for a 41-lot subdivision of land & removal of vegetation on the land
described as Lots 1-4, Section 82, DP758528, addressed as 1-19 Jude Street, Howlong.

The application seeks development consent under Part 4 of the EP&A Act and has been assessed
against the provisions of Section 5.15(1) of the EP&A Act.

As demonstrated within the report, the proposal is consistent with the relevant provisions, objectives
and policies of the Corowa Local Environment Plan and will result in a positive opportunity for supply
of residential land supporting the future growth of Howlong.

The proposal represents sound outcomes and deserves the support of council due to.

Consistency with relevant environmental planning instruments and development objectives
Representation of diversity of land supply for housing within the Howlong Township
Provision of a responsive lot density that supports a current supply gap in the marketplace.

Representation of development that seamlessly integrates with existing development patterns
in the vicinity of the site.

Generation of positive economic and social outcomes for the local community supporting
retention and expansion of existing trades and services

Provide local housing market with diversity of choice in lot sizes with current available lots in
the market.

Compliments existing infrastructure with no detrimental impact to current levels of services to
existing residents.

The proposal is commended to Council, and, on behalf of our client, we look forward to a positive
outcome from the application.
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ATTACHMENT 1 - PHOTOS OF THE SITE AND SURROUNDS

Photo 1. Looking north along Pearce Street from the south-western corner of the proposed site

Photo 2. Looking east along Jude Street from the south-western corner of the proposed site

18|Page



Photo 3. Looking north along the western boundary of the proposed site from the south-western
corner

Photo 4. Looking across the proposed site from the south-western corner
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Photo 5. Looking east along the southern boundary of the proposed site from the south-western
corner

Photo 6. Jude Street frontage (proposed site on left of photo)
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Photo 7. Looking north at the proposed site from the centre of the southern boundary

Photo 8. Looking south at existing residential development from the centre of the southern boundary
of the proposed site
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Photo 9. Looking west along Jude Street from the south-eastern corner of the proposed site

Photo 10. Looking north along the eastern boundary of the proposed site from the south-eastern
corner (Hammer Street will continue north in this location)
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Photo 11. Looking north along the eastern boundary of the proposed site from the south-eastern
corner

Photo 12. Looking across the proposed site from the south-eastern corner
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Photo 13. Looking west along the southern boundary of the proposed site from the south-eastern
corner
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Photo 14. Looking south down Pearce Street from the north-western corner of the proposed site

Photo 15. Looking east along the northern boundary of the proposed site from the north-western
corner
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Photo 16. Looking across the proposed site from the north-western corner

Photo 17. Looking south along the western boundary of the proposed site from the north-western
corner
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Photo 18. Looking east at the proposed site from the centre of the western boundary

Photo 19. Existing vehicle access to proposed site from Pearce Street (southern end of Pearce Street)
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Photo 20. Looking north along Hammer Street to the south of the proposed site

Photo 21. Looking north along Pearce Street to the south of the proposed site
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Photo 22. Looking south along the Riverina Highway from its intersection with Jude Street (main
thouroughway through to Howlong Town Centre)

Photo 23. Looking north along the Riverina Highway from its intersection with Jude Street (main
thouroughway through to Corowa)
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ATTACHMENT 2 - PROPOSED PLAN OF SUBDIVISION
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ATTACHMENT 3 - COPY OF TITLE

31|Page



ATTACHMENT 4 - AHIMS SEARCH RESULTS
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ATTACHMENT 5 - INFRASTRUCTURE SERVICING REPORT
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