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1

INTRODUCTION TO THE DEVELOPMENT CONTROL PLAN

1.1

1.2

1.3

1.4

1.5

NAME OF THIS PLAN

This Plan is called the Albury Development Control Plan 2010 (DCP).

LAND TO WHICH THIS PLAN APPLIES

This DCP applies to all land within the Local Government Area (LGA) of Albury.

DATE OF COMMENCEMENT

This DCP commenced operation on 13 August 2010, which coincided with the gazettal
of Albury Local Environmental Plan 2010 (LEP).

RELATIONSHIP TO OTHER PLANS AND POLICIES

This DCP is to be read in conjunction with the LEP and any other relevant
Environmental Planning Instrument, such as a State Environmental Planning Policy
(SEPP) or Regional Environmental Plan (REP) (deemed SEPP) applying to the land.
Where there is an inconsistency between this DCP and any Environmental Planning
Instrument applying to the same land, then the provisions of the Environmental
Planning Instrument shall prevail.

This DCP repeals the previous Albury Development Control Plan 2000 and the
following DCPs adopted by the former Hume Shire Council:

. Consideration of Applications;

. Guidelines for Living in Rural Areas;
. Commercial Development;

. Industrial Development;

o Building Setbacks;

. Developer Contributions Plan.

AIMS OF THIS PLAN

The aims of this DCP are to:

. provide a comprehensive document that contains all the development
controls, standards and provisions that apply to land in the Albury LGA, and
that satisfies the legislative requirements with regards to the preparation and
content of Development Control Plans;
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. clearly set out the processes, procedures and responsibilities for the
involvement of applicants, the community and key stakeholders in the
development of land, and the guidelines and considerations, against which
development proposals can be consistently measured and assessed;

. set out procedures to ensure that the heritage significance of sites and/or
areas are considered as part of the development application process;
. encourage innovative and high quality designs with particular emphasis on the

integration of buildings with both the streetscape and landscaped areas that
add to the character of neighbourhoods;

o ensure that developments are economically, socially and environmentally
sustainable and contribute to the quality of the natural and built environments;
o ensure that development will not detrimentally affect the environment of any

adjoining lands and ensure that satisfactory measures are incorporated to
ameliorate any impacts arising from the proposed development.

. provide for an urban environment that is active, attractive and safe for
residents, workers and visitors;
. preserve areas of environmental significance, through the promotion of

Ecologically Sustainable Development and biodiversity measures and the
implementation of the Thurgoona Threatened Species Conservation Strategy
2004, Albury Ranges Threatened Species Conservation Strategy 2006 and
the Hamilton Valley Strategy 2002.

STRUCTURE OF THIS PLAN

The DCP consists of a written document and associated maps that contain the
detailed planning controls for the use of land across the Albury LGA. Together, the
statutory zoning provisions of the LEP and this DCP represent the blueprint for the
development of Albury.

The DCP is divided into a number of Parts and within each Part are a number of
Sections. The Table of Contents provides a comprehensive guide to the format and
location of each Part and Section and the following list provides an overview of each
Part:

. Parts 1 — 4 contain preliminary and administrative information relating to all
forms of development, including an Introduction to the Development Control
Plan, Information Requirements for Applications, Notification Requirements
and Developer Contributions. All development must refer to these Parts.

. Parts 5 — 7 contain provisions relating to Tree Preservation, Planning for
Hazards and Heritage. Development must refer to these Parts (when affected
by such issues).

. Parts 8 — 15 contain provisions for development in the Environmental, Rural,
Residential, Commercial, Industrial, Recreation, Special Uses and Waterways
Zones. Development must refer to these Parts when located in these zones.
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. Parts 16 — 17 contain provisions relating to Outdoor Advertising and Off
Street Car Parking. Development must refer to these Parts when affected by
such issues.

. Part 18 contains provisions relating to development in proximity to the Albury

Airport. Development must refer to this Part when affected by such issues.

The development controls as contained within this DCP are structured to ensure that
zone objectives of the LEP are achieved. The development controls contained within
each Part and Section seek to achieve desired land use and/or built outcomes on-site
consistent with corresponding objectives.

As such, the structure of each Section of this DCP includes:

. Objectives, which clearly state what AlburyCity is seeking to achieve and the
desired outcomes, and
. Controls, which prescribe the requirements for achieving an outcome

consistent with the corresponding objectives.

Council acknowledges, however, that it is not possible for this DCP to account for all
possible situations and development scenarios. Accordingly, a process whereby the
consideration of departures from this DCP is available upon request. As such it is
recommended that any departure to DCP controls, or any proposal not catered for
within this document be discussed at the earliest possible stage with AlburyCity staff
to ensure that information/procedural requirements are understood to facilitate
assessment of your development proposal.

DEVELOPMENT
Development falls into a number of categories pending development type and the
applicable land use zone. The LEP land use zones assigned across the Albury LGA

specifies the permissibility of development types within each zone.

Development may therefore be:

. permitted without consent;
. permitted with consent; or
o prohibited.

1.7.1 Development Permitted Without Consent

Development that is permitted without consent is either listed by the Land Use
Table of the LEP as ‘Permitted without consent’ and/or by Clause 3.1 and
Schedule 2 of the LEP as ‘Exempt development'.
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Exempt Development

Exempt development is development that does not need the consent of
Council. Such development is considered to be of minimal environmental
impact. Exempt development must comply with the general standards
specified in Clause 3.1 and any standards specified for that development in
Schedule 2 of the LEP.

The onus is on the applicant to ensure that compliance with relevant
standards is achieved. Where compliance is not achieved, development is no
longer ‘Exempt development’ and either a Complying development certificate
or development consent is required.

Notation

State Environmental Planning Policy (Exempt and Complying Development
Codes) 2008 specifies exempt development under that Policy. The Policy has
State-wide application and commenced on 27 February 2009. Schedule 2
contains additional exempt development not specified in that Policy.

Exempt development may be carried out without the need for development
consent under the Environmental Planning and Assessment Act 1979. Such
development is not exempt from any approval, licence, permit or authority that
is required under any other Act and adjoining owners’ property rights and the
common law still apply.

Development Permitted With Consent

In the event that the proposed development is not exempt, Council requires
the lodgement of a complying development certificate or a development
application for assessment and determination purposes.

Complying Development

Complying development is development that requires certification by either
Council or a private certifier that general standards specified in Clause 3.2 and
any standards specified for that development in Schedule 3 of the LEP has
been complied with.

Where compliance is not achieved, development is no longer ‘Complying
development’ and development consent is required.

Development is not ‘Complying development’ if it is carried out on any
environmentally sensitive area as identified within Clause 3.3 of the LEP.

Page 1-6



Albury DCP 2010

1.7.3

Notation

State Environmental Planning Policy (Exempt and Complying Development
Codes) 2008 specifies complying development under that Policy. The Policy
has State-wide application and commenced on 27 February 2009. Schedule 3
contains additional complying development not specified in that Policy.

Complying development may be carried out without the need for development
consent under the Environmental Planning and Assessment Act 1979. Such
development is not exempt from any approval, licence, permit or authority that
is required under any other Act and adjoining owners’ property rights and the
common law still apply.

Development Application

Where a development application is required, any development will be
assessed according to the zone objectives and relevant provisions of the LEP,
Environmental Planning and Assessment Act, including the provisions of
Section 79C (see Appendix D) and any other relevant objectives and controls
in this DCP.

When issuing a development consent, Council may decide to approve the
development application (with or without conditions) or refuse such an
application.

Where development, although not satisfying particular requirements, satisfies
the objectives of the LEP and this DCP, Council may decide to issue a
development consent (with or without conditions) subject to a departure
request being submitted and supported.

Prohibited Development

Development that is listed by the Land Use Table of the LEP as ‘Prohibited’ is
prohibited development. Therefore, Council cannot accept an application for
prohibited development and any such application submitted will be returned to
the applicant.

It is important that development complies with all relevant Parts of this DCP.
Applicants should ensure that all Parts of the DCP have been checked for
relevance, not just the Part that refers to the relevant zone, the predominant
development category or the most obviously relevant list of controls.

Council provides a free advisory service for all forms of development (phone 02 6023
8111) and also guarantees approval times (conditions apply).
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Please do not hesitate to contact AlburyCity staff (phone 02 6023 8111) should you
wish to discuss any aspect of the LEP, this DCP, or general town planning matters.

BIODIVERSITY CERTIFICATION

The LEP is pending biodiversity certification (with the exception of some excluded
areas), in accordance with Section 126G of the Threatened Species Conservation Act,
1995. This certification was issued in recognition of an up front strategic assessment
of conservation values undertaken by Council and measures included in the LEP to
protect these values.

The primary effect of receiving bio-diversity certification on the LEP is that any
development requiring consent (or any activity under Part 5 of the Environmental
Planning and Assessment Act 1979 (EP&A Act) not requiring consent) is taken to be
development that is not likely to significantly affect threatened species. This removes
the need to address the Assessment of Significance for threatened species (s.5A of
the EP&A Act), prepare species impact statements or meet concurrence/consultation
requirements involving the Director General of the NSW Department of Environment,
Climate Change & Water (DECCW) or Minister for Climate Change and the
Environment.

All development is however required to comply with the biodiversity protection
measures of the LEP, including Land Use Table zone objectives and related
provisions, Clauses 2.6(f), 5.9, 6.3, 7.2, 7.3 and 7.5 which outlines the preservation
requirements for native vegetation. Any development, which does not meet these
requirements, will be subject to the provisions of the Threatened Species
Conservation Act, 1995t. In this regard, Council may require additional information,
including an Assessment of Significance as part of it's consideration of proposed
development.

A plant is native if it is of a species of vegetation, or if it comprises species of
vegetation, that existed in the Albury LGA before European settlement, including, but
not limited to:

. Yellow Box (Eucalyptus Melliodora),

. White Box (Eucalyptus Albens),

. Red Gum (Eucalyptus Blakelyi),

o River Red Gum (Eucalyptus Camaldulensis),
. Red Box (Eucalyptus Polyanthemos),

. Long-leaved Box (Eucalyptus Goniocalyx),

. Red Stringybark (Eucalyptus Macrorhyncha),
. Apple Box (Eucalyptus Bridgesiana),

. Drooping She-oak (Allocasuarina Verticullata),
o Hickory Wattle (Acacia Implexa),

. Silver Wattle (Acacia Dealbata),

o Kurrajong (Brachychiton Populneus),
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o Black-anther Flax-lily (Dianella Revolute),

. Bluebell (Wahlenbergia spp.),

o Bulbine Lily (Bulbine Bulbosa),

. Common Fringe Lily (Thysanotus Tuberosus),
. Kangaroo Grass (Themeda Australis),

. Wallaby Grass (Austrodanthonia spp.),

. Spear Grass (Astrostipa spp.), and

. Variable Glycine (Glycine Tabacina).
Notation

Further information may be obtained in relation to the biodiversity certification of the
LEP in the Biodiversity Certification for the Albury Local Environmental Plan 2010
(Albury Biodiversity Certification Report) or by contacting AlburyCity.
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2 INFORMATION REQUIREMENTS FOR APPLICATIONS

There are a number of steps that an application must go through prior to a determination being
made by Council. The level of general and specific information to be supplied varies
depending on the development type, the development site, as well as, the relevant legislation
and acts that need to be satisfied.

Appendix A of this DCP provides a guide to Information Requirements for Applications and the
general conditions that must be met by all applications for Development Consent in regards to
particular development types or where an application is non-compliant with a Planning
Provision. It is advised however that this list is not comprehensive and that additional
information may be required by the Council.
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3 DEVELOPMENT NOTIFICATION POLICY

Public participation is an essential component of the development assessment process, with
AlburyCity committed to ensuring that public participation is facilitated in an orderly and
transparent manner when dealing with development applications and related matters. The
main aim is to set out the procedures for determining under what circumstances persons are
to be notified of proposed developments and when advertisements will be placed in the local
newspaper.

Appendix B of this DCP contains the provisions relating to Council’s Development Notification
Policy and the controls required as part of the application process.
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4 DEVELOPER CONTRIBUTIONS PLANS

Subdivisions, residential developments, industrial developments and any other development
that will, in the opinion of Council, result in an increased demand being placed upon its
infrastructure and services will generally require (by condition of consent) monetary
contributions being paid by developers under Section 94 of the Environmental Planning and
Assessment Act and/or Section 64 of the Local Government Act 1993, to provide Council with
funds to provide coordinated infrastructure and services for the City.

The following plans set out the developer contributions and associated infrastructure
requirements of Council:

i. The Albury Section 94 Development Servicing Plan, 2005 (as amended) comprises
the following component plans.

J Strategy Plan — Water Management.

. Strategy Plan — Open Space and Recreation.
J Strategy Plan — Community.

. Strategy Plan — Roads, Traffic and Transport.
J Strategy Plan — Car Parks.

ii. The Albury Section 64 Development Servicing Plan: Water and Sewer 2004 (as
amended) comprises the following component plan.
. Strategy Plan — Water Supply and Sewerage Infrastructure.

The individual strategy plans provide the rationales and calculation methods for the various
contributions. Copies of these plans can be obtained by contacting AlburyCity.
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5

TREE PRESERVATION

5.1

5.2

INTRODUCTION

Trees within the urban and rural context improve the liveability, appearance and
biodiversity of localities by contributing to the character and scenic values of
streetscapes, landscapes or urban and rural environments. It is noted that, trees are
often one of the key elements of the Heritage Conservation Areas in Albury.

This Part of the DCP seeks to ensure that adequate protection is provided for existing
trees, including those trees adjoining land subject to construction and demolition
works. This Part further seeks to encourage new plantings, maintenance, retention,
growth, the prevention of degradation and the controlling of weeds as part of
development works.

It is important that development complies with all relevant Parts of this DCP.
Applicants should ensure that all Parts of the DCP have been checked for
relevance, not just the Part that refers to the relevant zone, the predominant
development category or the most obviously relevant list of controls.

TREE PRESERVATION ORDER

Objectives

1. To conserve and enhance the existing aesthetic character and public amenity
of Albury.

2. To control the management and/or removal of unsuitable trees.

3. To assist the retention and ongoing protection of native vegetation that may

have derived from endangered ecological communities and/or that may be
habitat for threatened species.

Controls

i. Clause 5.9 of the LEP provides that trees as prescribed by this DCP must not
be ringbarked, cut down, topped, lopped or wilfully destroyed without the
Council’s approval and landowners consent.

i. Clause 5.9 of the LEP and this Section applies to all trees over 4.5 metres in
height and 3 metres in spread.

iii. An application for the Council's approval must be accompanied by an
appropriately qualified specialist (i.e. Arborist) report outlining the following

information:
o The location, size, species and condition (i.e. diseased, healthy, etc).
. A statement that details any anticipated impacts on vegetation that

may have derived from endangered ecological communities and/or
that may be habitat for threatened species.
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o The purpose of removal and whether the pruning of the tree would be
a more practical and desirable alternative.

o Whether a replacement tree or trees should be planted.

. The location, size and species of any trees proposed to replace those
intended for removal.

. The owners consent to the application being lodged.

o Any other relevant information regarding the tree to be removed (i.e.
photographs).

Notation

Any actions taken to satisfy the requirements of this Section, does not release
proponents from the responsibility of satisfying the requirements of the Native
Vegetation Act 2003.

Clause 7.3 of the LEP identifies regrowth in the E2 and E3 Zones as protected
regrowth as defined in the Native Vegetation Act 2003.

Clause 6.3 of the LEP requires the preparation of an overall landscaping
strategy for the protection and enhancement of riparian areas, remnant
vegetation, and scarred trees including visually prominent locations, and
detailed landscaping requirements for both the public and private domain for
development on Urban Release Areas.

GUIDELINES FOR THE PROTECTION OF TREES DURING CONSTRUCTION

Objectives

To ensure safeguards are in place to ensure the protection of existing on-site
trees during the site planning and construction stages.

Controls

Prior to commencement of development/building works, (at the site analysis
stage) a comprehensive assessment of each tree on the site should be
undertaken by an appropriately qualified specialist.

Where possible, no excavation or soil addition should take place within the
Tree Protection Zone (TPZ) as specified in the Australian Standard —
Protection of trees on development sites (AS 4970-2009). This protection may
be achieved by defining the area to be protected with fences and barriers
throughout the construction period. The underboring of a tree, as opposed to
open trenching, may also avoid damage to the root system.

No damage (either through trenching, earthworks or soil compaction) to the
TPZ is permitted within the E3 Environmental Management or E4
Environmental Living zones, as trees in these areas have been counted as
part of the offsets for tree losses within the ‘development’ areas as part of the
biodiversity certification of the Albury Local Environmental Plan 2010.
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5.5

Avoid drainage changes that may cause waterlogging or excess loss of soil
moisture.

Avoid the spillage of chemicals, oil, fuel, detergent and other contaminants.
Provide access to trees for the purposes of maintenance and irrigation.

SELECTION AND SITING OF TREES

Objectives

To ensure that any new development enhances its surroundings.

To maintain a healthy biodiversity within the City through appropriate
management and reinstatement of vegetation.

To reinforce the gateways into Albury.

To contribute to the liveability of Albury.

Controls

1.

The selection of trees should take into account (as a minimum) the following
matters:

. Environmental tolerance and impact,

. Drought tolerance,

. Appearance and size,

. Performance record,

. Resistance to disease, and

. Maintenance costs.

Notation

In selecting and siting trees, compliance must be achieved with all relevant
Parts of this DCP, including any sections that contain specific landscaping
requirements.

Appendix | of this DCP contains a list of trees that are recommended for the
Albury district.

Further information may be obtained in the AlburyCity Garden Guide for
Albury-Wodonga or by contacting AlburyCity.

THE MURRAY RIVER

Clause 7.5 of the LEP provides that all development including tree removal within 400
metres of the Murray River requires the consent of the Council. Many of the guidelines
for development along the River are also contained within Murray Regional
Environmental Plan No 2 (MREP No 2).

Objective

To conserve and protect Riverine corridors, including native vegetation.
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Controls

i. All development applications within 400m of the Murray River must
demonstrate that the development has been designed to avoid the removal of
native vegetation.

i. Where it is not possible to avoid the removal of native vegetation the
development application must demonstrate that it has been designed to
minimise the removal of native vegetation.

iii. Any development application which will directly or indirectly result in the
removal of trees within 400m of the high bank of the Murray River, must
include a plan to offset the loss of trees (and any hollows within those trees) at
a ratio of 10:1 in accordance with the requirements for Biodiversity
Certification.

iv. Any offset plan required by control (iii) must include a Property Vegetation
Plan approved by the Murray Catchment Management Authority, as required
under the Native Vegetation Act 2003.

Notation
It is recommended that advice is sought from Council when considering any kind of
development(s) along the Murray River.

THREATENED SPECIES

The LEP is pending biodiversity certification (with the exception of some excluded
areas), in accordance with Section 126G of the Threatened Species Conservation Act,
1995. This certification was issued in recognition of an upfront strategic assessment of
conservation values undertaken by Council and measures included in the LEP to
protect these values.

The primary effect of receiving bio-diversity certification on the LEP is that any
development requiring consent (or any activity under Part 5 of the Environmental
Planning and Assessment Act 1979 (EP&A Act) not requiring consent) is taken to be
development that is not likely to significantly affect threatened species. This removes
the need to address the Assessment of Significance for threatened species (s.5A of
the EP&A Act), prepare species impact statements or meet concurrence/consultation
requirements involving the Director General of the NSW Department of Environment,
Climate Change & Water (DECCW) or the Minister for Climate Change and the
Environment.

All development is however required to comply with the biodiversity protection
measures of the LEP, including Land Use Table, zone objectives and related
provisions and Clauses 2.6(f), 5.9, 6.3, 7.2, 7.3 and 7.5, which outlines the
preservation requirements for native vegetation. Any development, which does not
meet these requirements, will be subject to the provisions of the Threatened Species
Conservation Act, 1995t. In this regard, Council may require additional information,
including an Assessment of Significance as part of it's consideration of proposed
development.

Notation
Further information may be obtained in relation to the biodiversity certification of the
LEP in the draft Albury Biodiversity Certification Report or by contacting AlburyCity.
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PLANNING FOR HAZARDS

6.1

6.2

INTRODUCTION

In order to protect properties and landowners from potential hazards, this Part of the
DCP seeks to minimise the risks associated with development for the protection of
human life and property, whilst also having due regard to development potential, on-
site amenity levels and the protection of any environmentally significant features of the
site.

It is important that development complies with all relevant Parts of this DCP.
Applicants should ensure that all Parts of the DCP have been checked for
relevance, not just the Part that refers to the relevant zone, the predominant
development category or the most obviously relevant list of controls.

FLOODING

Albury has been the subject of a number of destructive floods in the past. Despite
having undertaken a number of major flood mitigation works, the threat of another
flood event cannot be totally eliminated.

Albury’s flood mitigation works have been designed to withstand the 1 in 100 year
flood event, which is generally considered to be an acceptable level of risk. There will
undoubtedly be occasions when this flood level is exceeded. This may be the result of
a particularly heavy storm event, or an unforeseen obstruction to the drainage channel
by floating debris, wave motion or localised ponding. The following controls provide
additional protection against a breach of the Council’s flood mitigation measures, as
well as, minimising the influx of floodwater into the sewerage system.

‘Flood Referral Area’ means an area of land shaded blue on the AlburyCity Flood
Referral Area Map (refer to Figure 6.1 — consisting of sheets 001-010) of this Part.
These maps indicate the areas in which development requires the consent of the
Council and may be subject to a minimum floor level to Australian Height Datum.

Notation
Clause 7.4 of the LEP defines land that is subject to flooding, as well as the
requirements relating to development on land subject to flooding.

Only those sheets that contain Flood Referral Area information have been provided in
Figure 6.1.
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Flood Referral Areas

Objectives

To ensure consideration of the appropriateness of certain
development types within identified Flood Referral Areas.

To ensure that development/s proposed within Flood Referral Areas
are capable of withstanding flooding events and additional safeguards
against flood damage are incorporated into development plans.

Controls

Vi.

The Council’s development consent is required for all development
proposed on land that is within a Flood Referral Area, as identified on
the AlburyCity Flood Referral Area Map (refer to Figure 6.1 —
consisting of sheets 001-010), unless a certificate from a registered
surveyor is supplied showing that the existing ground level of the
development site (disturbed area) is not less than Council’'s Flood
Referral Level (500 millimetres above the 1 in 100 year flood level
Australian Height Datum), and no excavation and/or land fill is
proposed as part of the development.

If deemed necessary, the Council will generally provide a minimum
floor level for a building that is based on a certain freeboard level
above the 1 in 100 year flood or storm event, if that information is
available.

Development will not be permitted on land that is designated by the
Council to be within a floodway (this includes the filling of land).
Notation

A floodway is an area in which a significant volume of water flows
during floods (and which is often aligned with obvious naturally
defined channels).

The Council will not issue an Occupation Certificate for a building that
is subject to a minimum floor level unless a Registered Surveyor has
certified the floor level.

The Council will refer to Australian Height Datum (AHD) when issuing
minimum floor levels.

For all Flood Referral Areas, the minimum floor level of a new building
is to be at least 500mm above the 1 in 100 year flood level (or as may
be determined by the Council).

Notation

When issuing advice about minimum floor levels, the Council will
provide a minimum floor level that is inclusive of the 500mm freeboard
required for that particular Flood Referral Area.
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6.3

Vii. For areas North of the levee bank system, and between Macauley
Street and the Railway Drain and between Nurigong and Hume
Streets, the minimum floor level of a new building is to be at least
300mm above the 1 in 100 year flood level. The South Albury Flood
Referral Area can be seen in Figure 6.1 of this Part.

viii. Alterations and additions to existing individual buildings in Flood
Referral Areas, which comprise less than 50% of the gross floor area
of the existing building, may be carried out at the same floor level as
the existing building.

Notation

This floor level concession may only be utilised once, and applies to
all concessions granted before the commencement of this DCP. The
concession does not apply to detached buildings connected to an
existing building by a covered walkway, verandah or awning.
Individual dwelling units under the same roofline are to be treated as
individual buildings for the purpose of this Part.

iX. Alterations and additions which are 50% or greater than the gross
floor area of the existing building are to comply with the minimum floor
level referred to in (vi) above.

CONTAMINATED LAND

Historically a number of sites within Albury have been used for the storage and
handling of potentially hazardous materials and goods, and as such, may be subject to
potential contamination. This Section seeks to minimise the risks to land owners and
developers, which may be the result of site disturbances relating to the use and/or
development of potentially contaminated sites. Accordingly, Council has a policy for
the management of contaminated land, with this policy included as Appendix J to this
DCP, as well as, a map detailing Unhealthy Building Lands, which may be inspected
at Council offices.

6.3.1 Key Principles

The Policy is based upon the following three key principles:

1. If the contamination status of land is unknown, no change of use
should occur which may increase the risk of harm to persons or the
environment until the land has been investigated, and if necessary,
the risk of harm has been reduced to an acceptable level.

2. If the contamination status of land is known or becomes known to the
Council, but, in the opinion of the Council, the land is suitable in its
contaminated state for all the purposes for which land in the zone
concerned is permitted to be used, or the land is suitable for the
development proposed to be carried out, the contamination of the land
should be investigated if a change of use is proposed which may lead
to an increased risk of harm to persons or the environment.
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6.3.2

6.3.3

3. If the contamination status of the land is known or becomes known to
the Council and, in the Council’s opinion, the risk of harm to persons
or the environment is unacceptable; the Council may take action to
have the risk of harm reduced to an acceptable level. This may
include reporting the matter to the NSW Environment Protection
Authority (EPA) under Section 60 of the Contaminated Land
Management Act, 1997.

Investigating the Contamination Status of Land

The key principles of the policy require that the contamination status of land
be investigated prior to a change of use occurring.

Therefore, most development applications, complying development
certificates, and some forms of exempt development will require the Council or
principal certifying authority to consider the question of whether past or
present land uses, or adjoining land uses may have led to the contamination
of the subject land.

State Environmental Planning Policy No. 55 — Remediation of Land and
associated Contaminated Land Planning Guidelines outline the requirements
for addressing contaminated land. The policy requires Council to be made
aware of potential existing land contamination, where:

. the proposed development would result in a change of use to
residential, educational, recreational or child care or hospital
purposes; and

o there is no or incomplete knowledge of whether the previous use or
development of the land involved potentially contaminating activities
(refer to Table 1 of the Contaminated Land Planning Guidelines).

The Council may, therefore, ask an applicant to provide a detailed site history
for a particular property or properties, and the Council may also require a
preliminary investigation of land which may include soil testing.

In cases where the land is found to be contaminated (and all other aspects of
the proposal are satisfactory) the Council may issue a deferred
commencement condition as part of the development consent requiring the
remediation of the site prior to the development proposal proceeding.

Remediation

In the event the land requires remediation, this work may also require
development consent from Council. State Environmental Planning Policy No.
55 — Remediation of Land provides a complete explanation of the categories
of remediation work which may require consent and the basis on which this
consent may be granted.
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6.4

6.3.4 Council Disclosure of Information

The Council will accept written requests for information relating to the use of
land. Refer to Council’s Policy at Appendix J.

Notation

For this reason, the Council has adopted a cautionary approach for
information provided on Section 149 Certificates. The general notation upon
Certificates is provided within the Policy at Appendix J.

BUSHFIRE

The physical features of Albury include significant areas of native vegetation and
steep terrain. These features, in addition to hot dry climatic conditions in the summer
period may result in many locations being prone to bushfire. Consequently, Council
has identified and mapped bushfire prone land and associated buffers from these
areas on the Albury LGA — Bush Fire Prone Land Map. All properties either wholly
and/or partly affected by both bushfire prone land and associated buffers will be
subject to special considerations for bushfire protection. Copies of this map may be
obtained or inspected by contacting the Council.

More specific information regarding bushfire protection measures shall be consulted in
the event subdivision and development is proposed in bushfire prone areas. These
are contained in:

. Planning for Bushfire Protection, NSW Rural Fire Service, 2006.
. Section 79BA of the Environmental Planning and Assessment Act, 1979.
. Section 100B of the Rural Fires Act, 1997.
Objectives
1. To ensure, where consent is required for subdivision and development, that
the following occurs in bushfire prone areas:
) Occupants of any building are afforded with adequate protection from
exposure to a bushfire.
) A defendable space is located around buildings.
. Appropriate separation between a hazard and buildings which, in

combination with other measures, prevent direct flame contact and
material ignition.

) Safe operational access and egress for emergency service personnel
and residents is available.

) Ongoing management and maintenance of bushfire protection.

o Measures, including fuel loads in the Asset Protection Zone (APZ),

are established.
o Utility services are adequate to meet the needs of firefighters (and
others assisting in bushfire fighting).
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Controls

V.

Applicants seeking consent for subdivision and development on bushfire
prone land shall ensure that the requirements of Planning for Bushfire
Protection, NSW Rural Fire Service 2006 has been satisfied.

Applications for consent shall contain sufficient information to demonstrate
how these requirements have been satisfied.

Council may consult with the Commissioner of the NSW Rural Fire Service
concerning measures to be taken with respect to subdivision or development
to protect persons, property and the environment from any danger that may
arise from a bushfire.

A Bushfire Safety Authority shall be obtained separately from the
Commissioner of the NSW Rural Fire Service for the following:

o Subdivision of bushfire prone land that could lawfully be used for
residential or rural residential purposes.

o Development of bushfire prone land for a special fire protection
purpose.
Notation

A bushfire safety authority authorises subdivision or development to
the extent that it complies with standards regarding setbacks,
provision of water supply and other matters considered by the
Commissioner to be necessary to protect persons, property or the
environment from danger that may arise from a bushfire.

A special fire protection purpose means the purpose of the following:

o A school.

° A child care centre.

o A hospital (including a hospital for the mentally ill or mentally
disordered).

o A hotel, motel or other tourist accommodation.

o A building wholly or principally used as a home or other
establishment for mentally incapacitated persons.

o Seniors housing within the meaning of State Environmental
Planning Policy (Housing for Seniors or People with a Disability)
2004.

° A group home within the meaning of State Environmental
Planning Policy (Infrastructure) 2007.

° A retirement village.

° Any other purpose prescribed by the Regulations.

The following bushfire hazard reduction work is permitted by Council without
seeking development consent. This work consists of:
o Emergency bush fire hazard reduction work on any land.
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Managed bushfire hazard reduction work on land other than E2
Environmental Conservation, E3 Environmental Management and E4
Environmental Living Zones.

Notation

Managed bushfire hazard reduction may require Environmental
Assessment under Part 5 of the Environmental Planning and
Assessment Act, 1979, and applicants should consult directly with the
NSW Department of Planning regarding these requirements
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Figure 6.1
FLOOD REFERRAL AREA MAPS
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7

HERITAGE CONSERVATION

7.1

INTRODUCTION

Albury is an exceptionally attractive city. Its attractiveness stems from a number of
factors including:

1. The very beautiful natural setting (river crossing and river flats, surrounded by
hills and low mountain ranges).
2. The richness and diversity of its architecture (resulting from successive

periods of growth and affluence and the significance of Albury as a border city
and regional centre).

3. The historic associations remaining from days as a river crossing, a river port,
a gold town, a border town, a regional growth centre, and designated growth
centre.

4. The wide grid road system running north-south and east-west.

5. The extensive mature avenues of exotic trees to all major roads.

6. The beautiful parks, gardens and recreational facilities which lie between the

city centre and the river.

There are many fine buildings in Albury, which are reminders of a proud heritage.
Encouragement and advice is needed to ensure that these buildings have a continued
economic use and are conserved and/or restored to enhance the character of the
area. This Part has been prepared having regard to the character and qualities which
contribute strongly to the uniqueness and attractiveness of the urban fabric of Albury.
It also provides a guide for maintaining and altering Albury’s older existing building
stock, whilst at the same time retaining the integrity and historical importance of these
buildings as elements of earlier streetscapes and ways of life.

This Part of the DCP is supplementary to existing LEP provisions relating to heritage
conservation, and provides objectives and controls for the management and
conservation of heritage items and heritage conservation areas. These objectives and
controls do not aim to prevent development; rather they ensure that future
development occurs in a way that does not detract from recognised heritage values.

Notation

Clause 5.10 of the LEP that relates to heritage conservation specifies, the
circumstances under which development consent is and/or is not required, relevant
assessment matters, information requirements, notification requirements relating to
archaeological sites, places of aboriginal heritage significance and demolition of items
of State significance and conservation incentives.

Schedule 5 of the LEP lists all heritage items and heritage conservation areas in the
Albury LGA.
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7.2

7.3

The Heritage Map in the LEP shows the spatial location and extent of all listed
heritage items and heritage conservation areas in the Albury LGA.

AlburyCity has a digital inventory of all heritage items in the Albury LGA. Persons are
welcome to view the inventory during normal office hours, or alternatively may view
this inventory on the NSW Heritage Office Website (www.heritage.nsw.gov.au).

It is important that development complies with all relevant Parts of this DCP.
Applicants should ensure that all Parts of the DCP have been checked for
relevance, not just the Part that refers to the relevant zone, the predominant
development category or the most obviously relevant list of controls.

OBJECTIVES

The general objectives of Albury’s heritage controls are:

1. To identify heritage buildings and areas within Albury, and encourage the
conservation and enhancement of these items.

2. To maintain and enhance the overall streetscape and environmental quality of
the city.

3. To promote public awareness of the significance of heritage items.

4. To provide for public involvement in matters relating to the conservation of
Albury’s environmental heritage.

5. To identify heritage conservation areas and to seek to conserve and enhance
these areas.

6. To preserve and maintain landscaping and vegetation, which contributes to
the heritage significance of particular heritage items and heritage conservation
areas.

7. To ensure that alterations, additions and infill developments are sympathetic
and respectful of the values of the heritage sites.

8. To control the demolition of heritage items or buildings located within a

heritage conservation area and archivally record these buildings in
circumstances of demolition.

9. To have regard to the recommendations of the Albury Mainstreet Study, the
Albury City Wide and Lavington Heritage Studies, and to relevant provisions of
Part 11 of this DCP, which relates to Development in Commercial Zones.

DEFINITIONS

The following definitions are sourced from the LEP and are included for reference in
relation to the provisions of this Part of the DCP:

demolish in relation to a heritage item, or a building, work, relic or tree within a
heritage conservation area, means wholly or partly destroy, dismantle or deface the
heritage item or the building, work, relic or tree.
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heritage conservation area means an area of land:

i. shown on the Heritage Map as a heritage conservation area or as a place of
Aboriginal heritage significance, and

i. the location and nature of which is described in Schedule 5 of the LEP,

and includes any heritage items situated on or within that area.

heritage conservation management plan means a document prepared in
accordance with guidelines prepared by the Department of Planning that documents
the heritage significance of an item, place or heritage conservation area and identifies
conservation policies and management mechanisms that are appropriate to enable
that significance to be retained.

heritage impact statement means a document consisting of:

i. a statement demonstrating the heritage significance of a heritage item,
archaeological site, place of Aboriginal heritage significance or other heritage
conservation area, and

ii. an assessment of the impact that proposed development will have on that
significance, and

iii. proposed measures to minimise that impact.

heritage item means a building, work, archaeological site, tree, place or Aboriginal

object:

i. shown on the Heritage Map as a heritage item, and

ii. the location and nature of which is described in Schedule 5 of the LEP, and

iii. specified in an inventory of heritage items that is available at the office of the
Council.

Heritage Map means the Albury Local Environmental Plan 2010 Heritage Map.

heritage significance means historical, scientific, cultural social, archaeological,
architectural, natural or aesthetic value.

maintenance in relation to a heritage item or a building, work, archaeological site, tree
or place within a heritage conservation area, means ongoing protective care. It does
not include the removal or disturbance of existing fabric, alterations, such as carrying
out extensions or additions, or the introduction of new materials or technology.

relic means any deposit, object or other material evidence of human habitation:

i. that relates to the settlement of the area of Albury, not being Aboriginal
settlement, and

ii. that is more than 50 years old, and

iii. that is a fixture or is wholly or partly within the ground.
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7.4

GENERAL DEVELOPMENT CONTROLS

7.4.1

7.4.2

Development Application Information Requirements

In support of an application for development in relation to a heritage item, or a

building or work located within a heritage conservation area, it will be

necessary for the applicant to supply written evidence prepared by an

appropriately qualified specialist:

. Demonstrating that due consideration has been given to the
significance of the heritage item or the building or work concerned
and/or relevant heritage conservation area objectives and controls.

o Detailing the significance of the heritage item or building or work, both
individually, and in the context of the environmental heritage of Albury.
. Setting out any steps to be taken to mitigate any likely adverse impact

on the heritage significance of the item and its setting or on the
building or work in the relevant heritage conservation area.

Notation

The Council may request additional information in support of an application
before it makes a decision. This may include an assessment of the history of
the building, a report on the structural condition both internal and external; or
details of any unusual features). In certain instances a heritage impact
statement and/or a heritage conservation management plan, prepared by an
appropriately qualified specialist, may be required to enable the Council to
fully consider the significance of the building and the impact of the proposed
development on the building and its setting.

Apart from considering this DCP, applicants are also advised to consult with
AlburyCity staff prior to preparing development applications, for guidance on
the supporting information and document requirements.

Matters for Consideration

In assessing a development proposal, Council will consider the following:

i. The heritage significance of the building, work or Aboriginal object to
Albury.

ii. The extent to which the carrying out of development in accordance
with the consent would affect the significance of the building, work or
Aboriginal object and its setting.

iii. Whether the application relates to an item located within a heritage
conservation area, and the extent to which carrying out of
development in accordance with the consent would affect the heritage
significance of the area.
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7.4.3

iv. Whether any stylistic, horticultural or archaeological features of the
building or work or its setting should be retained.

V. Whether the building or work constitutes a danger to the users or
occupiers of that item or to the public.

vi. The colour, texture, style, size and type of finish of any materials (or
signage) to be used on the exterior of the building compared to other
period buildings in the vicinity.

Vii. The style, proportion and position of openings for any windows and
doors which will result from, or be affected by, the carrying out of the
development.

viii. The pitch and form of any roof.

iX. The appropriate management, establishment or reinstatement of
landscape features; and the style, type and height of any fencing.

Demolition

Objectives

1. To control demolition of heritage items and buildings and works within
heritage conservation areas and archivally record these buildings in
circumstances of demolition.

Controls

An application to demolish a heritage item or a building or work within
a conservation area must be accompanied by detailed plans of the
building which is proposed to take its place. Council will have regard
to this proposal in considering the application for demolition.

Notation
The proposed new building(s) is to have regard to the existing
streetscape and conservation values of the area.

An application for demolition shall also address in the statement of

environmental effects:

. The historic, aesthetic and/or social significance of the
building, its nature and degree, and its relationship to the
overall character and significance of the locality.

. The impact of the removal of the building or work on the
overall significance of the area.
. The reason for the proposed removal, especially why it is

considered, and to what extent, the building/site can no longer
be used in its existing form or with appropriate adaptation.
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7.4.4

Notation

An application for consent for the demolition of a heritage item or a
building or work within a heritage conservation area will be advertised
by notice in the local paper for public comment.

Council cannot grant consent to an application to demolish a heritage
item listed in Schedule 5 of the LEP as being of State significance
until it has notified the NSW Heritage Council and taken into account
any response received from the NSW Heritage Council within 28 days
after the notice has been sent.

Section 7.4.3 does not apply in relation to the partial demolition of a
heritage item or a building or work within a conservation area, where if
in the opinion of the Council the partial demolition is:

° of a minor nature;

° will not adversely affect the heritage significance of the ltem or
area; and

° is likely to facilitate the sympathetic redevelopment of the

remainder of the heritage item, building or work.

Subdivision

Objectives

To ensure appropriate heritage curtilages are maintained as part of
any subdivision of land containing a heritage item.

Controls

Any proposal to subdivide land (or adjoining land) on which a heritage
item is located must include a conservation assessment or
management plan prepared by an appropriately qualified specialist
prior to consideration of any development application.

Notation

The impact of any subdivision on the curtilage of the heritage item or
the actual item is to be evaluated in this conservation assessment or
management plan.

A conservation assessment or management plan must:

. Provide evidence that the integrity of the heritage item and its
surroundings will be conserved using an appropriate curtilage.
. Ensure that the fabric of the building as a whole is protected

and maintained.
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7.4.5

7.4.6

o Address any additional matters raised by the Council related
to heritage significance or the potential impacts of the
subdivision are considered.

Notation

Section 7.4.4 does not apply to a proposal to subdivide land (or
adjoining land) on which a heritage item is located where if in the
opinion of the Council the subdivision is:

° of a minor nature; and

° will not adversely affect the curtilages of the heritage Item.

Development in the vicinity of a Heritage Item or Conservation Area

In assessing a development proposal, Council will consider the impact of the
development on the heritage significance of the heritage item, work, Aboriginal
object or character, objectives and controls of the relevant heritage
conservation area.

Conservation Incentives

Clause 5.10 of the LEP enables the consideration of land uses for heritage
items that would otherwise not be permissible subject to specific requirements
being met to the satisfaction of the consent authority.

Applicants should contact Council prior to the drafting of development plans to
discuss development proposals and to ensure proposals are fully compliant
with the intent and specific requirements of Clause 5.10 of the LEP.

Notation

Council can waive in part or in whole the requirement for car parking to
encourage the conservation of a heritage item. In determining if standard car
parking requirements are waived Council must be satisfied that alternative
parking is available in public car parks in the vicinity or as on street parking, in
a manner that will not unreasonably interfere with the amenity of the area or
the function of the street.
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7.5

HERITAGE CONSERVATION AREAS

Following a survey and analysis carried out in conjunction with relevant heritage
studies, the Council has identified a number of conservation areas, each with their
own development theme and built character. These areas and their controls are
detailed in this section.

C1

C2
C3

C4
C5
Cé6

c7
C8
C9
C10
C11
C12
C13
C14

C15
C16

Bonegilla Conservation Area, which comprises the Albury High School, Crisp
Street, David Street (North), George Street, Guinea Street, Jones Street and
Wyse Street precincts.

Botanic Gardens Conservation Area.

Bungambrawatha Conservation Area, which comprises the Carrington Street,
Englehardt Street and Wilcox Street precincts.

St Davids Conservation Area.

David Street (South) Conservation Area.

Dean Street Conservation Area, which comprises the Dean Street and St
Mathews precincts.

Forrest Hill Estate Conservation Area.

Hanel Street Conservation Area.

Kenilworth Street Conservation Area.

Monument Hill Parklands Conservation Area.

Mount Street Conservation Area.

St Patricks Conservation Area.

Railway Conservation Area.

South Albury Conservation Area, which comprises Charles Street and
Fleming Street.

Swift Street Conservation Area.

Holmwood Cross Conservation Area.
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7.5.1

C1 - Bonegilla Conservation Area

Character

The Bonegilla Conservation Area is predominantly residential in character. It is
a large area that can be divided in seven (7) separate precincts, namely:

Albury High School.
Crisp Street.

David Street (North).
George Street.
Guinea Street.
Jones Street.

Wyse Street.

No g~ 0D~

C1 - 1. Albury High School Precinct

This precinct is located in Kiewa Street between Bungambrawatha Creek and
Guinea Street. It can be divided into two sub-areas reflecting the different land
uses within the area:
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i. West side of Kiewa Street:
This section contains the finely detailed, two storey high school
building (1927) and the Headmaster’s cottage built in the late 1880s.
Also of importance are the landscaping elements adjacent to the
creek, the garden and fence of the Headmaster’s cottage, the palms
in front of the school, and the street trees adjacent.

ji. East side of Kiewa Street:
This section is residential in character with houses dating from the
1890s. Of importance are 638 and 644 Kiewa Street, the palms in the
front garden of 682 Kiewa Street, and the street trees. There exists a
small shop across from the school that has been renovated for
residential/commercial use.

C1 - 2. Crisp Street Precinct

Whilst the Crisp Street precinct is residential in character it also displays
significant landscape values. The predominant feature of the area is the intact
avenue of mature trees, which form a canopy over the roadway. The houses
are single storey displaying a variety of building styles and materials. They
also represent a cross-section of periods dating from 1870s through to 1920s.

Three heritage items are located within the area, namely 511 Crisp Street and
494 Nathan Avenue, as well as a palm tree located in the road reserve of
Banff Avenue.

Unfortunately, three unsympathetic residential flat buildings at the North
Western end of Crisp Street intrude into an otherwise intact precinct. The
colour scheme of the Child Care Centre also detracts from the significance of
this section of the precinct.

C1 - 3. David Street (North) Precinct

This precinct has been identified for its streetscape values, and accordingly,
the main elements of this area include mature street trees, the terrace houses
at the corner of Crisp and David Streets and the corner store at 643 David
Street.

C1 - 4. George Street Precinct

This residential precinct contains a variety of housing styles dating from the
1870s through to the 1920s with the predominant form of housing single
storey. Furthermore the layout of George Street is seen as unusual as it is
only 13.4 metres wide, resulting in an absence of large street trees.
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Unfortunately, three residential flat buildings at the western end of George
Street, as well as, a number of high brick front fences detract from the precinct
and streetscape values of this area.

C1 - 5. Guinea Street Precinct

Whilst the Guinea Street area is predominantly residential, containing a
diversity of housing styles, there are a number of commercial and educational
buildings within the locality. The area has been identified mainly for its
streetscape values. The precinct can be broken into three sub-areas which
reflect both land uses and zone changes. These are:

i. Young Street to David Street
Main features include houses (particularly 442 Guinea) street trees
and some mature gardens. Also included in this section are the street
trees in Macauley Street between Guinea and Wilson Streets.

ii. David Street to Olive Street

Main features include a mixture of residential, commercial (particularly
462 Guinea - formerly “Reids Butcher Shop”), educational buildings
(i.e. Charles Sturt University - Murray Campus) as well as mature-
aged street trees. The buildings in Olive Street which are part of the
University Campus were built in the 1880s and display individual
qualities of design. Unfortunately some of the renovations carried out
have been inappropriate, detracting to a small extent from the overall
site. A residential flat building located at 634 Olive Street, built in
1972, breaks up this section of the precinct.

fi. Olive Street to Kiewa Street
Main features include houses (particularly 513-529 Guinea Street and
633-645 Olive Street) as well as mature-aged street trees. This
section contains a number of items which reflect the “local developer”
identified within the Physical Evidence Report of the Albury Central
Area Heritage Study.

C1 - 6. Jones Street Precinct

The Jones Street Precinct is a good example of an intact central Albury
residential street dating from the 1920s. Whilst the dwellings in this section are
of a variety of styles, there is similarity in building materials, set-back and
landscaping elements. This section has also been identified within the
Landscape Analysis Report of the Albury Central Area Heritage Study as
containing significant street trees.
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C1 - 7. Wyse Street Precinct

The Wyse Street Precinct has been identified for its landscape and
streetscape values. Apart from the mature street trees, the precinct also
contains a mixture of single and two storey residential buildings. Of particular
importance are “Bonegilla” and “Bellevue” located opposite each other in
Kiewa Street, the single storey row houses at the corner of Wyse and
Bonegilla Streets and the two storey residential flat building at the corner of
Wyse and Wilson Streets. The Fire Station is also located at the corner of
Mitchell and Kiewa Streets. Within the precinct, a number of residences in
Mitchell Street have been converted to commercial premises, which has
resulted in some sympathetic renovations being carried out.

Objectives
1. To conserve and enhance the existing residential streetscapes by

ensuring any new development respects the existing low scale
character and complements architectural features of adjoining

buildings.

2. To preserve significant landscape features within the area.

3. To ensure any new development within the commercial section of the
Guinea Street Precinct respects the existing low scale development of
the area.

Controls

Building Height

i. Any application for a second storey within the conservation area must
satisfactorily address the following requirements:

. The design and appearance of the second storey addition is
compatible with the existing dwelling on-site in terms of
materials, finishes and the like,

. The second storey addition is setback from the front building
line of the dwelling to minimise its impacts upon the
streetscape, and

. That the second storey addition does not result in significant
overlooking and overshadowing concerns.

Roof Forms
. Hipped or gable roof forms are appropriate with a preferred pitch of
30-45°.
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Advertising Structures

Advertising Structures shall not be erected without the consent of
Council. Council will have regard to the impact of an advertising
structure on the precinct and/or a heritage item.

Refer also to Part 16 of this DCP, which relates to Outdoor
Advertising.

Renovation/Infill Development

iv. New development, including extensions, should complement the
existing by matching building materials, scale and proportions.

Streetscape

V. Development, particularly when viewed from the street shall be

compatible with the character and scale of buildings in the immediate
vicinity and generally the predominant building theme within the
conservation area.

Front Fences (forward of the building line)

V1.

Vii.

viii.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,
Where a fence is proposed above this height, it must not exceed a
maximum height of 1.6m and shall be open in style (i.e. masonry piers
and/or steel or timber posts with metal rail infill and/or timber infill
material that is at least 50% transparent).
Minimum distance between piers — 2.4m.
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7.5.2

C2 - Botanic Gardens Conservation Area

Character

Apart from the obvious aesthetic values of the Botanic Gardens, the site is
also important for its historical and cultural significance. The original
Government Grant in 1864 was 50 acres (20 ha) of land. The first trees were
planted in 1877 along what is known today as the ElIm Avenue. In 1887-88
Smollett Street was extended through the Botanic Reserve and the bridge
over Bungambrawatha Creek was built. The gardens were then given their
present boundaries, with an area of approximately 10 acres (4ha).

Initially the gardens were laid out with straight paths and rows of pines, elms
and other trees. With the appointment of the curator Mr J Fellows in 1901, the
gardens were slowly transformed with curved and rounded paths and shrub
beds, giving a softer, less formal appearance. Despite some minor changes
since, the layout of the Gardens remains basically the same today.

The Gardens contain a variety of structures that reflect the history of the
development of Albury and the surrounding district. They also provide an
excellent example of the traditional style of Botanic Gardens and contribute a
significant landscape element to the central area.
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Objectives

1. To prepare a master plan for the Gardens to guide long term
maintenance and development and to coordinate minor works.

2. To ensure development within or adjacent to the area respects and
where possible enhances the landscape and heritage values of the
area.

3. To preserve significant landscape features and to conserve the

historic values of the precinct.

Controls

Maintenance and Landscaping

i. Works carried out within the area should be generally in accordance
with an approved master plan. This includes minor works, long term
maintenance and future development within the area.

Development within the Vicinity of the Precinct

ii. Particular regard will be had to any development within the vicinity of
this precinct, particularly in regard to building height, bulk and scale.
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7.5.3

C3 - Bungambrawatha Creek Conservation Area

Character

The Bungambrawatha Creek Conservation Area is residential in character,
containing a good variety of dwelling house styles and building materials. The
area can be divided into three precincts, namely:

1. Carrington Street.
2. Englehardt Street.
3. Wilcox Street.

C3 - 1. Carrington Street Precinct

The Carrington Street Precinct contains an intact group of well maintained
single storey residential buildings dating from the 1890s to 1920s.

A feature of the street is that it has no through traffic. The street trees aligning
the road reserve are nicely understated by the kerbing and paving. At the
eastern end of the st